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Response to Comments Table and Comment Letters
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Jay Johnson
SLO County Planning Dept.

Re: Shandon Community Plan
Here are my comments in regard to the Plan.

1. Only the Peck sewer plant makes any since. It requires fewer lift stations thus requiring less
electricity to operate the pumps thus costing the consumer less. The Peck site can provide more
space for expansion.  The San Juan site was never one of our considerations.

Go back to the plan that came out of all those workshops. It lays out what the community
wants.

2. Inregard to section 9.7.4 Land Use Category Standards and Guidelines, b) Commercial Retail
(CR & MU), vii: the mixed-use area around the park must stay primary commercial for the life
time of the Community Plan. Again go back to the plan that came out of all those workshops. It
lays out what the community wants. Our vision of that area is with shops around the park with
potential apartments above the shops. Look at Paso Robles’ downtown park area. Realistically in
fifteen years Shandon will not be ready for any development around the park. This paragraph
should be deleted or specifically add the exclusion of the area around the park as was done for
First — Fourth streets.

3. Figure 3.1 Land Use Plan shows a potential park site on Peaceful Valley Ln. This area is Rural
Residential, currently 5 acre lots. This area was always thought to serve as a buffer between
residential and farm land. It is not an appropriate site for a park at any time. This potential park
site needs to be removed for the plan.

Again go back to the plan that came out of all those workshops. It lays out what the community wants. |
think you’re wasting your time and ours by rehashing things already discussed and decided on, ie: the
looks of multi-family housing. Again go back to what came out of all those workshops. As a community
we have developed a pretty good plan. We are the ones that live here, not the SLO Planners.

Thank you.

April and Ronny Tallman Sr,

PO Box 312
~Shandon, Ca.
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;Taj Joknson_

2. Page 80 ECI P-4 andpage 100 WIP-3 wl;;at type of r;eCy;cIed water do you refer to and how is ity
it to be used by agriculture? Page 127, 9.7.4, a.iii; why should dry land -farming be consldered
next to a housing development, it creates dust and makes homeowners unhappy. Imgated
crop land looks more. tldy and ismore nefr(eshmgto Jookat, ... - ' X

3. Page A'1,if7e-9§7-:3; b .i;i}.: th@is ratherbmadandmanprevent an owner frqmemainta-.inln&,theic

property. If you are trying to elimmaterecreatgonal off road vehiclesthensaysa. . .., « o x

4. Rage 44 and-page 102, the proposed site for.a wastewater treatment. faglpty on-San Juan: .5
Road is not a good option; the plant should be built, onaPeck Ranch location. - ;i - 5 sl

The San Juan Road location.is top close to the State Water, Pipeline and as marked-on.the.map -
is on top of the pipeline., The state says “No permanent structures or trees will be.allowed over.
the plpeline easement....A, DW@ encroachment permit.will need to be. issued for.all utilities {i.e,, -
electncal cable v, telephone), which would cross DWR's easement...DWR requests.itbe ... .~
notified of such activities so that: provisions can. be made:te avoid these:fagllities in.the event .. .
repairs are necessary.” It seems a holding pond would make it difficult to make repairs to the
pipeline,, Page: 105:shows an area where effluent could be sprayed part of ftis over the State. . .
Water.Ppeline. Jf this happens.and the.pipeline starts o leakithe leak might:not be detected: ..
and water quajlty could.be compromised Alsothis sprayed effluent is shown outside the URL..: .
on agnpulture pro,perty;whj;:h -i5 used for.vegetahle crops for: human consumption; the-spray ..
effluent is not compatible with NCRIP-3, page 79. Question: does this conflict:with the “Right- ..
to-Farm”?

The proposed slte for a wastéwater treatment prant on §an Jua: *;*Road is upgrade from the pr

Juan Road

Mary Russell, PO Box 82, Shandon, CA 93461 LRSI nomnds s Esed AT boes oy wdd
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-11. Page 106 and 107, what is the carrying capacity for the storm drains from San Juan kpad to
San Juan River shown on Figure 7.5? Will they allow for the quantity of sand which washes
from the hills east of San Juan Road or will they silt up?

12. Page 125, 9.7.1 ¢, is 100 feet enough of a setback for a building on our highly erodible
riverbanks?

13. Page 66, last pafagraph. The 19.6 acres of mixed use property should retain that
designation for the entire 20 year life of the Shandon Community Plan. This property cannot be
developed before 2015 no matter when the plan is adopted or what the economy dictates. It
could then be considered for Residential Multi-Family for the next community plan update.

CORRECTIONS TO DOCUMENT

- Page 39, Table 2.9, value $50,000 to $9,999, Correct to $99,999.
Page 68, second line from bottom of page should read—Crawford W. Clarke Memorial Park.
Page 92, check the information about school facilities being open during non-school hours.

s Page 94, PRIP-1, correct to read—Crawford W. Clarke Memorial Park.

Page 97, 6.6 line 4, correct to read—Crawford W Clarke Memorial Park.

Page 111, correct the location of State Water Pipeline.

Page 130, fjicorrect to read—use evergreen trees on the east side of structures to protect from
winter winds... o -

DEFINITIONS

1, Page 84, what are “street sections”?
2. Page 121, what is a “pedestrian-scaled building”?

Mary Russell, PO Box 82, Shandon, CA 93461 3
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—NOE NORTH COAST ENGINEERING, INC.
] Civil Engineering = Land Surveying = Project Development

Shandon Community Plan Update

Comments on Public Review Draft (Larry Werner)
May 5, 2010

Comments in italics

Page 23 Second paragraph ...”and the use of renewable energy efficiency measures ,
such as “green building” and the use of renewable energy such as solar and wind
power.” The plan should reconsider promoting wind power as an energy source unless
analyzed in the EIR. It does not seem practical to promote wind generation within the
community plan boundaries. Solar power should be limited to residential/commercial
roofiops/carports as opposed to solar farms.

Table 3.1 Land Use Summary — The table states that there are 52 existing mixed-use
units in Shandon in 2010. Please check this. It seems unlikely. Also the Land Use
Distribution percentages adds up to 101%

Table 3.3 Potential Residential Development — The assumptions below the table seem
like they should go with Table 3.1, Example-Assumption 2 refers to acreages-there are no
acreages in the table.

Figure 3.3 The most easterly road in Fallingstar II should be shown in between the Open
Space and the Residentially designated areas consistent with the proposed mitigation
approach in the HCP,

Section 4.0 The text does not appear to be complete. “The last sentence reads “The
preservation and protection of these” The first page of Section 4.0 appears to be included
twice.

Section 4.5 Energy Conservation-first bullet. This bullet states that photovoltaic
systems could be “built to a scale capable of serving the entire community” J¢ is
extremely unlikely that a utility scale PV system could be built within the community plan
- area that would serve the entire community. It is not addressed in the EIR.

ECIP-6 Work with the community to pursue a eommunitywide solar energy
system. This is not a practical option and is not addressed in the EIR. The financial
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implications of developing such a system would be complicated and have not been
considered in the plan.

Figure 5.1 and 5.2 - These two figures show that there are two design standards for
Centre Street from SR41 south and SR46. Both standards have 2 travel lanes each
direction. While this may be appropriate for the downtown it is unlikely that this is
.appropriate or necessary to have the rest of this arterial as wide as shown in the figure
with 2 travel lanes each way, turn lanes, parkways etc.

The current ROW width on Centre street is typically 60’. It should be noted in the
document to inform the adjacent property owners that with the development of their
property it will be necessary to dedicate property in order to comply with the street
section as shown. Even if parking is restricted to parallel parking, there is inadequate
width for the proposed sections.

Section 5.11 and 5.12; TC-2 and TCIP-2 — delete the feferences to developing
equestrian trails.

Figure 6.1 Public Facilities- Figure does not show the existing park. Section 6.2 first
paragraph states that Figure 6.1 illustrates the location of the existing park.

Figures 7-1, 7-2, 7-3, 7.4, 1.5, 1.6 —Figures are not legible at 8 ¥ x 11 printed size.
‘Figure 7.7 Pipeline Easements- State Water easement is not labeled.

Section 7.5.6 Utilities Implementing Plan ~UIP-3 — The concept of a communitywide
solar energy system has environmental implications not addressed in the EIR.

Figure 9.1 Downtown Commercial Illustrative Plan — The note in the figure states
“Diagonal parking is encouraged where adequate right of way exists” — The use of
diagonal parking should not be dictated by the availability of existing right or way. It
may be of community and individual property owner benefit to require the dedication in
order to put the proper parking/traffic calming infrastructure to serve the commercial
zone. Section A in Figure 5.2 shows diagonal parking in the downtown area on both sides
of the street with a minimum ROW width of 94°. The current ROW is typically 60,

Section 9.7.2 Standard L — This standard requires that applications of five or more lots
shall either 1) demonstrate that there is sufficient commercial development to serve the
community’s needs, or 2) include in the proposed land division the required amount of
commercial development needed to meet the threshold established by the County. This
standard presents significant challenges for the following reasons:
‘e Currently there is not sufficient commercial development to serve the existing
 population. By definition, any new development could not satisfy condition 1).
* Aproposed land division cannot include a commercial component unless it Is zoned for
. commercial. Therefore, for the majority of the properties in the plan zoned residential it
is not possible to comply with condition 2)
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Perhaps a better approach would be to provide an incentive for people to develop
commercial such as quick, easy processing, deferment of fees etc.

Section 9.8 Shandon Energy and Water Conservation Guidelines c) — requiring
residential development to pre-wire for rooftop solar is an additional cost that is not
Justified, particularly on homes because of their orientation cannot efficiently be fitted for
PV panels.

Section 9.9 Implementatioh Programs- All of the implementation plans sound nice but
most require funding, primarily from the Department Budget (DB) or the General Fund
(GF). Are there sufficient funds to pay for this?
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NORTH COAST ENGINEERING, INC..

Civil Engineering » Land Surveying « Project Development

Shandon Community Plan Update
Comments on Public Review Draft (Steve Sylvester)
May 5, 2010

Page 21 Par 3: water recyclmg may be in the form of groundwater recharge by
percolation

Page 23 Par 7. don't believe a second crossing of the San Juan is stil being
considered

Page 32 Item 21 correct the speliing of “predictable”

3.1.6: Some of the AG shown on Fallingstar Il may become kit fox buffer

3.2.2.3‘: The master plans cannot ensure the construction of schools
3.2.3.6; Park sites are not being proposed as retention facilities. Public Works has
indicated that on site drainage detention is not required (in the standard sense). Solar
components may be cost prohibitive for meeting the affordable housing goals.
nge 58 Item 9: Should apply to new utilltles only

3.3.3 Par 3: Circulation |mprovements will also be required for the Peck Master Plan
area. The realignment of San Juan Rd at Centre St is not anticipated to occur until
development of the Kilpatrick property, or Fallingstar Il. .

4.7 ECIP-4: A recycled water system is not anticipated at the present time.
Groundwater recharge is the more cost effective solution.

4.7ECIP-6: Add the word affordable.
: §_§_ Not aware of any areas on Centre St proposed for “detached” bike lanes
Page 101Par 4. Remove the word “to” from the last sentence.
7.1.1 WP-2: State water is not needed for water balance; recycled water is not proposed

March 10, 2011




4-84

7.1.1WIP-3; Water recovery is proposed to be by recharge. A recycled water system
is not being proposed due to the remoteness of the WWTP and the cost of tertiary
treatment

1_2_ Updated information on the wastewater system will be prbvided by NCE

7 4. Reference the NCE ﬂood study

Figure 7.6: Reference the NCE study in the map area ~ the Note does not apply to the
entire area

7.5.8 UIP-3; What does “work with the community” mean? Add the word “affordable”.

9.7.2: Suggest adding “unless otherwise approved by the Public Works Department
when part of an approved phased development’

9.7.4 i) ii. Change developﬁent plan to conditional use permit

March 10, 2011




Steven D, Pulls, AIA & Associates LLP)
May 4, 2010
Jay Johnson
Long Range Planning Division
County Government Center
1055 Monterey Street

San Luis Obispo, CA 93408

Re:  Shandon Community Plan
Wiritten comments and architectural consistency review

Dear Mr. Johnson,

We have reviewed the San Juan Village preliminary site and landscaping plans as well as the
Architectural Guidelines prepared by our firm for consistency with the recently submitted Shandon
Community Plan Update. We find them to be generally consistent with the proposed standards
and guidelines contained in the draft document. There are two Issues we would appreciate being
re-evaluated before said Draft is accepted in Its final final form.

In Section 9.8.3 Commercial Design Standards, item e:

Parking lots shall consist of small bays with 24 or fower spaces and with walkways and
landscaping between them.,

We would-ask that this standard be reconsidered to become a guideline, We found that while we
agree with the intent of this standard, we have a difficult time modifying our commercial sits plans
to both meet this standard and not lose significant job creating commercial space.We feel the
appropriate standard would be to meet the minimum parking requirements contained in section
22.18.050 of the San Luis Obispo Land Use Ordinance, It seems that this proposed standard
would be more valuable being applied as a guideline. We propose that implementation of this as
a design guidsline in proposals including high parking turnover uses, for example retall, where
thers would be a consistent flow of both vehicles and pedestrians, The benefits seem to be
reduced in a professional commercial/office project, where the majority of vehicies only circulate
at the start and end of the workday.

Secondly, we would like to address the requirement for 225 square feat of private outdoor space

required in Section 9.7.4 Land Use Category Standards & Guidelines, ftern h sub-item 1li:

Each unit shall be provided a private with @ minimum of 225 square feet of useable
outdoor space having minimum dimensions of ten feet.

The Community Plan Qoals (page 23) discusses the desire for a variety of housing types and
densities. The additional cost brought by a blanket requirement of such a large outdoor area, will
fikely lead to a developer to building larger, less dense units counter to the stated desires of the
community, We feel that that allowing greater flexiblity in the required size of dedicated privaie
‘outdoors space will result in a larger range of housing options for the residents of Shandon,

Sincerely,

Timothy Mark Woodle, AIA
Principal —

o amrsemmennenitn sne o8 anes tasnten s o
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CITY oF EL PAs© DEROBLES

“The Pass of the Oaks"

May 4, 2010

San Luis Obispo County

Department of Planning and Bu11d1ng
Attn: Jay Johnson

.976 Osos Street, Room 300

San Luis Obispo, CA 93408

SUBJECT: Shandon Community Plan
Jay:

Thanks for the opportunity to comment on the Draft Community Plan. City concerns
with intensified development in Shandon relate primarily to environmental and water
supply issues. We understand that the Draft EIR will be released shortly and will be
circulated $o:the. City for review and comment. However, we would also hke to offer
some feedback on: the commumty plan 1tself whlch is the purpose of this letter. .

General. Comments

" 4

e The commumty plan is toutcd achlevmg a “compact urban form, uses new
urbanist features, and is designed for affordable housing. However it appears that
a majority of the new 1,850 new residential units will be lower density single
family style housing. We question how this form of dévelopment is an efficient
use of agriculturally productive land, walkable, and affordable.. It would seem
that a larger number of high density mixed use neighborhoods would be more
appropriate given the County’s Strategic Growth:policies.
o The plan proposes a major site for visitor serving uses along 46E west of and
quite removed from, the planned development core of Shandon. From a planner’s
. perspective, . this development “island” doesn’t seem properly planned, will
require workers and residents to get into their automobiles to access it, and will. -
likely be growth inducing for years to come as intervening agricultural lands
succumb to the pressure of development. -
e A jobs/housirig comparison between current conditlons and. at bmldout would be
helpful to determine if the plan will result reductions. in vehicle miles traveled
i Cwwhich is.8 oal of the plan. What percentage of the current residents work in the
local area and will the type of businesses proposed in the plan result in a larger
- 1¢percentage’;of - the -8;000+ new: residents: workmg in- Shandon..as; opposed to
-.commutmgtoPasoRoblesamdoth&:ramas‘7 T Al awt et s

1000 SPRING STREET e PASO ROBLES, CALiFORNIA 93446
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Solid Waste

Solid waste generated by the community plan will end up in the landfill owned by the
City of Paso Robles. It is suggested that the followmg language be used in the solid
waste section of the plan:

Sokid waste disposal for the proposed project would be provided by San Miguel Garbage Company, Inc, and sokid
waste generated would be disposed of in the Paso Robles Landfill, which bas a permisted dasly intake capacity of 450
tons and a remaining permitred capacity of 5,327,500 cubic yards. Average daily intake at the Paso Robles Landfll
is 200 tons.

The proposed project would generate an estimated fons per year, an estimated inerease of 1y, or
~O.__ tons per day, of solid waste to. be disposed of at the Paso Robles Landfill. This amount of solid waste conld be

 aovormmodated with existing permitied capacity at the Paso Robles Landfill

The landfill is a Class III facility owned by the City of Paso The 80-acre landfill has been operating since
1970. The landfill accepts construction/demolition, industrial, mixed municipal, sludge, and tire waste.
The landfill has a permitted capacity 6,495,000 cubic yards, with a remaining capacity of 5,327,500 cubic
yards, as of May 1, 2007, An average of 200 tons of waste are placed in the landfill daily, with a permitted
maximum daily tonnage of 450 tons per day. The Paso Robles Landfill is estimated to reach its permitted
capacity in 2051,

Water Supply

In the past several years, significant effort has been expended to better define conditions
in the Paso Robles Groundwater Basin (Basin). These efforts have included the
preparation of various scientific studies that describe and assess the current
hydrogeologic circumstance of the Basin. The knowledge gained in recent years has
" been assisting local agencies and landowners in developing policies and procedres to

_better manage groundwater resources to. ensure Iong-term sustainability, Some recert - .

efforts to establishi résponsible water policy, manage, or assess the overall health of the
" Basin include:

1. Paso Robles Groundwater Basin Study (Fugro, 2002/2005)

2. Update for the Paso Robles Groundwater Basin (Todd Engineers, 2007)

3. Evaluation of the Paso Robles Ground Water Basin Pumping (Todd Engineers,
2009)

4, Paso Robles Groundwater Basin Water Balance Review and Update (Fugro,

2010)

5. Paso Robles Groundwater Basin Management Plan (Multi-Agency/Landowners,

in process)

Conservation and Open Space Element (SLO County, Draft 2009)

Resource Capacity Study (SLO County, June 2009)

No
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8. Agriculture and Open Space Element (SLO County, 1998)

From a water resources planning and sustainability perspective, the development that
- would be allowed under the proposed Shandon Community Plan, if supplied by Paso
Robles Basin groundwater, is squarely at odds with the work mentioned above,
contradicts current County policies and is not sustainable in the long term.

Groundwater Supply and Demand:
Ttems 1-4 above provide the most current estimates of groundwater supply (yield) and
demand (pumping). This work concludes the following:

e Annual Basin yield is approximately 97,700 acre feet
. e -Currerit pumping is i excess of 90% of the arnual yield
"o Pumping is not evenly distributed across the entire basin. Focused areas of
pumping have led to chronic and sustained groundwater declines in the Estrella
and Creston subareas.

e The quantity of available groundwater in the Shandon subarea is highly variable

over time and vulnerable to periods of drought. Recent work done as part of the
Groundwater Management Plan suggests that groundwater levels in the Shandon
~ Subarea have been declining (upwards of 60-ft in some wells).
e _ Overdraft of the entire groundwater basin, without the addition of the proposed
development in Shandon, may occur as early as 2017 without proactive
groundwater management.

In short, the Basin is nearing overdraft, and groundwater levels and water quality are

declining. The idea that urban growth can continue to be supported through increased
groundwater pumping is antiquated and unsustainable. '

County staff has suggested that the water demand associated with this urban expansion
will be offset because the proposed growth will take place on repurposed agricultural

land. However, there exists ample opportunity for expansion of irrigated agriculture in

the Shandon subarea. This “offset” would only work if the County establishes a limit on

- -..the overal] total number of:irrigated agricultural acres.

Furthermore, the fact that the Shandon subarea is up-gradient and adjacent to the Estrella
subarea presents additional concern. If groundwater pumping is expanded to include the
additional demand associated with the proposed Shandon Community Plan, it will
negatively impact the “Estrella/Creston Management Area of Critical Concern” by
limiting recharge to these areas of decline.

Policy and Basin Management (items 4-8 above)

North County agencies and landowners have begun the process of developing a
groundwater management plan to develop basin management objectives and actions to
prevent continued groundwater level declines and possible basin overdraft. Key
components of this plan include increasing water conservation across all use sectors and
limiting dependence on groundwater as a source of supply for future urban development,
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This Shandon Community Plan contradicts this effort, confuses stakeholders and
undermines the process. It is unreasonable to ask existing groundwater users to incur
great expense and effort to reduce groundwater pumping when gains will be diminished
as a result this proposed urban expansion.

Examples of the Shandon Community Plan contradicting current or proposed County
Policy include:

o The Conservation and Open Space Element (COSE) Ch 10 Goal #2: “Manage
Groundwater Resources to ensure sustainable supplies.”
» Resource Capacity Study for Paso Robles GW Basin: Recommends completion

» - and-implementation of the Groundwater Management Plan, increases in controls,

monitoring, and limit expansion of pumping for non-agricultural purposes on
areas experiencing groundwater declines. :
o Agriculture and Open Space Element, AGP 11 states:

o “Maintain water resources for productive agriculture, both in quality and

~ quantity, so as to prevent.the loss of agriculture due to competition for
water with urban and suburban development.”

o “Do not approve proposed general plan amendments or rezoning that
result in increased residential density or urban expansion if the
development would adversely affect (1) water supplies and quality or (2)
groundwater recharge capability needed for agricultural.”

The Shandon Community Plan does not reflect prudent water planning, and contradicts

current Basin management efforts and established land use policies. It is for these
reasons that the City of Paso Robles strongly objects to the proposed plan.

Ronald Whisenand
Community Development Director

Cc:  Supervisor Frank Mecham

Jim App, City Manager ~ PR LT -

Doug Monn, Public Works Director : o :
John Falkenstien, City Engineer § SRR £
- Christopher Alakel, Water Division Manager =
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SHANDON ADVISORY COMMITTEE
PO BOX 92
SHANDON, CA 93461

May 20, 2010

Jay Johnson

Planning Department
County of San Luis Obispo
San Luis Obispo, CA 93408

- Dear Mr. Johnson,

At a meeting held May 19, 2010 of the Shandon Advisory, the Committee and the
community drafted a response to the Public Review Draft of the General Plan
Update. While there are some aspects of this document that we support, because
there remain some key concerns to the community which we feel have not been
incorporated or adequately addressed we cannot support this plan in its present

~ form. We believe these items to be imperative components to a successful
expansion of our community, and we have been consistent in voicing these for the
nearly nine years this process has been in the works. | have included the document
used in our discussion that resulted from comments submitted to, and discussions of
the Advisory Committee for your reference. It is our feeling that this is not a “wish
list,” but a compilation of items that are required elements to the Update. We look
forward to-seeing each of these items incorporated into your document so that we
can have a Plan Update that Shandon can support. Should you need clarlﬂcatlon on
any of these items, please do not hesitate to contact me.- C

Sincerely,

Randy Diffenbaugh
Chair, Shandon Advisory Council:
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SAC Meeting May 19 2010

Comments and suggestions submitted for inclusion by SAC in response to “Public
. Review Draft of General Plan Update for Shandon:”

TRAFFIC/COMMUTE/EMPLOYMENT

= With increased development, VMT (vehicle miles traveled) increases _
dramatically. This would impact the air quality. Additionally it means increased
traffic on the San Juan River Bridge and increased pedestrian traffic on the same
bridge as well as the 46/McMillan Cyn intersection

» The current configuration of the San Juan Bridge does not safely accommodate

~_pedestrian traffic. This needs to be rectified prior to the addition of more
residents across the river from the town services (school, shopping, park, etc)

"f Although population would increase there would be no increase in jobs. This
would increase the “bedroom community feeling” of people living in Shandon

" 'because they can afford to live in Shandon, not because they wish to live in
- -Shandon. As soon as their circumstances change these same people tend to,
move to other towns, Generally, they are not vested members of the

- community-when they live in Shandon. Many children from these families go to
school, church and athletic programs in other towns. :

» Increased development would mean more traffic without additional
infrastructure upgrades. There are safety concerns about vehicles getting onto
Highway 46. Improved traffic flow needs to be addressed as well as how to fund
any recommended solutions.

= County Planning and the Board of Supervisors should expedite permits for

businesses that want to establish locations in Shandon. This should be a stated

requirement of the County to accomplish the promised establishment of jobs in

Shandon : :

Shandon has historically been an NPD Community and wishes to retain this
status,

SCHOOLS:

= The schools in Shandon have physical capacity for a maximum of 300 more

- students. How will the facilities for the additional students (700-2000 depending
on the formula) be financed. '

® |t is uncertain as to the financial ability of the schools to deal with additional
enroliment. -
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* The Shandon Joint Unified School District cannot afford to buy land for new
~ schools or build a new school. How will the construction and operation costs be
addressed?
= There are some question in formulas used to project student population, this
needs to be revisited and explaned

INFRASTRUCTURE

® With an increase in population there will be no increase in law enforcement
services,

* Developers need to be responsible for any increase in population, by providing
for the entire impact of the development. Shandon’s reserves may not be used
for this purpose. For example, all water need for additional residents must be

- .provided by the developer without using our State Water Allotment or current
town wells:

= Developers should be required to bring in a new source for their water as the use

- of groundwater will be detrimental to the already declining water levels and
potentially harm agriculture, our only job base.

* ALL infrastructure should be completed or fully bonded prior to Plan approval.

* The current population of Shandon should not carry any burden from additional
"development. _

® New roads added shall be offered and accepted into the County road system

ZONING:
® Residents who want to live in Shandon do so because they prefer the less
densely populated rural atmosphere of our community. We feel the following
Land Uses fit our vision of our community:

RSF—this should be the same density as the older RSF neighborhoods found
adjacent to the park in Templeton.
MFR—density should not exceed 14 du/acre. No more than two attached units.
Each unit should have a garage with a minimum 16 foot door. When multiple
dwellings are on one parcel an open common area should be provided. This area is

- to be maintained by the property owner.
MU—all MFR recommendations above apply to MU. In new development, MU isa
store front with an attached residence. It is not a residence next to a business or
service. For existing locations rezoned to MU, the neighborhood will be in transition
from residences to commercial businesses and services. We see an example of this
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is the area adjoining Centre Street with boundaries of First Street on the west and
Fourth Street on the east.

® MU north of Crawford W, Clarke Memorial Park is to be reclassified as RSF
~ (Residential Single Family).
* MU land cannot be changed to MFR zoning without an update of the General
Plan. '
* RS—Residential 2-10 acre lots. These areas abut large agricultural properties, 5
acres is simply too small of a property to provide a fluid transition.
® INDUSTRIAL—The area between the proposed URL and the CS parcel near
McMillan Canyon Road is to be zoned to allow for light industrial use, which we
believe could be covered under a CS zoning. The original location for Industrial
Zoning has disappeared off the map without explanation.
® URL—Change the URL to include all of the Peck property to the west of their
- proposed development with a western boundary of the current Hwy 41,
®* There are no exemptions for land zoned CS at the west end of the URL near
~ McMillan Canyon Road. This property must connect to the WWTF and to CSA 16
water. The visitor-serving and highway commercial uses associated with this
parcel demand connection to a sewer system. It would be irresponsible to
connect such a project to a septic tank.
= RMF should not be concentrated around the existing park!
»  Existing residences qualify at the lower level of the “affordable housing” scale,
~ there is no need to burden us with more, such as the large levels of RMF
proposed.

WASTEWATER

* Development cannot continue without a sewer facility. We have concerns about
the environmental Impact from septic tanks within a large development {i.e.
Creekside). How would a sewer be funded without placing a financial burden on
the current residents of Shandon?

Comments regarding the Waste Water Treatment Facility being located on the Peck
property:

» AttheSan Juan Road property the prevailing winds come from the east. This is
not a desirable location as the odor associated with the facility would be noticed
in Shandon. ‘
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»  “Development of the WWTF in either location would result in the conversion of
an additional 65 acres of agriculture.” The Peck property can provide the
amount of space needed, the San Juan Road location is on a 40 acre parcel.

® The San Juan Road location is upgrade from the majority of development.
Residents should not be burdened with additional operating costs associated
with pumping effluent uphill.

® The proposed San Juan Road facility is in conflict with the State Water Pipeline
Right of Way.

* |f the facility is built on the Peck property it would not displace current irrigated
row crops. '

*  if the WWTF is located on the Peck property there will be less cost for current
Shandon residents to connect to the service.

»  If the facility is built at the SJ Road location, it could displace current irrigated
row crops. Loss of this irrigated land has the potential of eliminating 13 jobs,
with impact to 2 “Head of Household” jobs and loss of two residence
occupancies in Shandon. (Not consistent with the promise to attract jobs for
residents])

Further recommendations and comments:

®* Although the San Juan River, Estrella River and Cholame Creek are visually open
they are not “open space”. These areas are private property and must be
considered as such during the planning process. People unfamiliar with the area
might think they are available for the recreational use of the public, these areas
are not.

® Currently there are approximately twenty residences in Shandon for sale or in

- foreclosure. These buildings encompass a variety of design, age, amenities and
prices. Currently there Is no need for additional development as existing
structures are available to anyone with a desire to live in Shandon.

* What Is the source for water? The SWP Water was contracted with the
stipulation that it could not be used for new development. Additional

N groundwatér pumping could create an adverse relationship between existing ag

uses (ie jobs) and residents. It is accepted by the Public Works department that
the basin is in decline. Further development could aggravate that.




4-95

Concerns raised by Shandon residents and forwarded by Supervisor Mecham on April 14, 2010:
Parking spaces being large enough to accommodate trucks w/large trailers

Not wanting building higher than 2 stories but ok with a third story if it were a basement - overall
concern is the total height.

. Roads such as San Juan, Truesdale and Highway 41 are Ag Roads and not “collectors” as shown in the
Draft Plan and need to b_e wider roads to accommodate ag vehicles/equipment

~There is need to have areas designated'in the town “core” for future facilities for a Sheriff's substation,
medical facility, etc.

Ensuring that the State pipeline is clearly marked and addressed to ensure that no building, etc. is
allowed on these easements.

When will water/sewer hook-ups be required on existing residents

March 10, Zq
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COUNTY OF SAN LUIS OBISPO
Department of Agriculture/Weights and Measures

2156 SIERRA WAY, SUITE A, SAN LUIS OBISPO, CALIFORNIA 93401-4556

ROBERT F. LILLEY (805) 781-5910

* AGRICULTURAL COMMISSIONER/SEALER FAX: (805) 781-1035
AgCommST.O@co.slo.ca.us

: bATE: May 10, 2010

TO: Jay Johnson, Project Manager

FROM: Lynda L. Auchinachie, Agriculture Department

SUBJECT:  Public Review Draft Comments for Shandon Community Plan Update (1088)

Thank you for the opportunity to comment on the proposed Public Review Draft of the Shandon Community Plan
{SCP) Update. The following comments and recommendations are based on current departmental policy to
conserve and protect agricultural resources consistent with the goals and policies contained within the Agriculture
Element (AE) and to provide for public health, safety and welfare while mitigating adverse impacts of
development to agrlcultural resources.

Shandon Commumty Plan Comments

In general, the SCP raises several concerns and questions regarding the potentlal for premature conversion of
agricultural land, introduction of incompatible uses to agricultural areas, and the lack of plan consistency with
several AE policies, particularly AGP11- Agricultural Water Supplies — and AGP24- Conversion of Agricultural Land,

Page30 The SLO County General Plan discussion does not Include AE policles that relate to this proposal (fe.
' -AGP 11, 17, 20, 24, 29 and 32). These policies should play a critical role in the land use plan and
decision making process.

Page 34 . The projected increase in population, housing, and associated development seems to be well beyond
historical or reasonable growth rates within the county and/or Shandon. This suggests that some of
“the proposed converslon of agricultural land is premature and thus inconsistent with AGP 11 and AGP
- 24

Page 44 = The proposed land use plan should be evaluated against AGP 24 criteria. It does not appear that AGP
o 24 findings can be made to support the proposal in its entirety.

Page 49 - The Residential Suburban (RS) discussion suggests that this designation serves as a transition between
- - the surrounding agriculture; however, it Is not an adequate transition to protect and buffer agricultural
resources. Properties interfacing with agriculture should be subject to the existing Shandon Urban
Area Standard that limits parcels to no smaller than 10 acres to adequately preserve protect
agricultural resources as discussed on page 5-3 of the Shandon-Carrizo Area Plan and 9-261 of the
Shandon-Carrizo Community Planning Standards located in Title 22,

Page 50 The CS-visitor serving site at SR 46 and West Centre should not create a small pocket of AG east of the
intersection. The creation of this pocket is inconsistent with a variety of general plan policies including
AGP 20. :

Page 53 . The 3.1.6 Agriculture discussion does not seem to relate back to our AG land use purpose and
character statements or general plan policles. Additionally, the discussion indicates there are several
.small parcels less north of the Estrella River and within the existing URL. Due to the existing
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parcelization of this land and location within the URL, this area should be identified for additional
residential development or other non-ag uses rather than the agricultural areas currently identified for
conversion outside of the URL. Furthermore, residential/non-ag development in this area would not
have the same encroachment and incompatibility issues assoclated with some of the other proposed
land use changes.

‘The discussion regarding conflicts between agricultural and urban uses should include something

similar to the existing Shandon Urban Area Plan Standard requirement to buffer adjacent commercial
agricultural by limiting adjacent parcels to no smaller than 10 acres.

The Master Plan/Development Plan Expansion Areas chapter or others do not appear to include a
discussion about proposed land use designation changes to areas outside of the “master plans.”
Concerns associated with these areas include:

1) The proposed plan should pot increase development potential south of the existing URL. The plan
appears to introduce non-compatible residential development within an agricultural area. The existing
Residential Rural land use designation with Planning Area Standard limiting parcel size to 10-acres
provides a more compatible transitional land use pattern that protects agricultural resources and
operations. It appears that the plan proposes to introduce Residential Single Family, Multi-family
Residential and Residential Suburban land use designations within this agricultural area.

2) The proposed land use changes from AG and RR to RMF, RSF and RS, south of the existing URL along
Truesdale Road, appear premature and do not provide for the protection and preservation of
agricultural resources and operations. Consideration should be given to designating the existing
underutilized/underdeveloped RSF to, west of the school, rather than encroaching unnecessarily into
an agricultural area.

3) Development to the west of the existing URL south of Centre also appears premature and should be
reconsidered as existing land use pattern is compatible with adjacent agriculture.

4) several general plan policies suggest the AG and RS areas within the existing URL (north of Centre
and towards the eastern portion of town) should be considered for additional development before
expanding URL and converting agricultural land. This approach appears to be consistent with Strategic
Growth Principles. ’

3.2.2 Master Plan Objectives should include preservation and protection of agricultural land.
Suggested addition:

2. Establish a framework for the orderly development of the expansion areas to ensure they develop in
a manner that is well-connected and complementary to the existing downtown, community core, and
residential neighborhoods while protecting and preserving agricultural resources.

Fallingstar Phase 2 appears.to be Inconsistent with AGP 24 due to the premature conversion of
agricultural land. Assuming Phase 2 is eliminated, the existing area standard for properties on the west
side of San Juan Road should be maintained. To protect agricultural resources to the east, this area
standard limits parcels to no smaller than 10 acres. .

The information within the SCP indicates that much of the agricultural land proposed for conversion on
the Peck Ranch site may be premature and therefore, inconsistent with AGP 24. Without revisions to
the proposed plan, it is difficult to determine what amount of agricultural land conversion would be
consistent with AGP 11 and AGP 24,

Any development on the Peck Ranch will result in the conversion of agricultural land and development
should be phased in a correct manner using appropriate area standard limitations and the USL to
preclude untimely converslon. '

March 10, 2011
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Page 101 7.1 Water Resources — It does not appear the proposed plan is consistent with AGP11- Agricultural
Water Supplies.

Page 103 The 7.2 Wastewater discussions are unclear and incomplete and unclear. There needs to be clarity as
all components of the system have very different implications for agricultural resources.

-Page 122 AE agﬁcultural protection and buffering pdlicies apply to commercial development that is within an
agricultural area too. A recommended addition to section 9.6.3 Commercial Design Standards is:

n) Building shall be located, designed, and oriented to protect agricultural resources.

If we can be of further assistance, plqase call 781-5914,

March 10, 2(Q
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SAN LUIS OBISPO COUNTY
DEPARTMENT OF PUBLIC WORKS
Paavo Ogren, Director
County Government Center, Room 207 * San Luis Obispo CA 93408 - (305) 781-5252
Fax (805) 781-1229 email address: pwd@oo.slq.ca.us
MEMORANDUM
Date: May 3, 2010
TO: Jay Johnson, Project Planner

FROM: Glenn Marshall, Development Services Engineer&i2AA

SUBJECT: Public Works Comments on the Shandon Community Plan Update, Public
' Review Draft, February 2010 '

Thank you for the opportunity to review the Subject report. The document has been reviewed by
the Public Works Development Services, Utilities and Transportation Divisions and this
memorandum represents our consolidated response.

1. General Comments:

a. We are interested in commenting on the future Section 8, Infrastructure and Public
Improvements Financing and may require a minimum of 3-weeks to provide
comments on this document once it has been distributed for review. ‘

b. No improvements are indicated on West Centre Street. While it is currently a
County road, Fig 5-1 shows it as SR 41. Fig. 5-1 also suggests this portion of road
will carry between 5,000 to 16,000 ADT. It seems likely that Caltrans will require
widening the roadway.to include 8-foot shoulders; which has been their standard.

c. CSA 16 includes street lighting. If areas proposed for additional street lighting lay
outside the CSA boundary then those areas must either be annexed through the
LAFCO annexation process or provide for a separate operation and maintenance
program acceptable to the County. If within the CSA boundary then any adjustment
to the existing CSA’s maintenance and operation costs as a result of the new
lighting facilities would require a Proposition 218 vote.

2. Section 5.3 (p. 82): The SR 41 transfer is not in process but rather it is being “proposed.”

3. Section 5.4 (p. 83): Add text similar to “Additional width shall be provided where tum lanes
and or bicycle lanes are required.”

4. Section 5.5 (p. 83): Add text similar to “Additional width shall be provided where turn lanes
and or bicycle lanes are required.”

5. Section 5.8 (p. 83):
a. All cul-de-sacs or other traffic calming measures shall be meet either County or .
Caltrans standards and specifications. :
b. Second paragraph: Replace “sight lines” with “sight distance”.
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Public Works Comments on the Shandon Community Plan Update, Public Review Draft

. 6. Section 5.9 (p. 84):
a. Section should reference County Bikeways Plan and County Parks and Recreation
Element. New paths and bikeways must comply with these plans
b. Maintenance of the pedestrian and bicycle facilities should be addressed.

'7. Section 5.10 (p. 84): Has RTA agreed with % mile bus route policy? L

8. Figure 5.1 (p. 85):
a. SR 41 south of Centre is shown as “proposed” but it is actually existing.
b. Plan should recommend future alignments for bike routes lanes and trails to map

(as shown on Fig 5.2).

9. Figure 5.2 Section A (p. 86):

a.. Parallel parking should be considered. Per Public Works policy, “the minimum
paved width shall be 39 feet from road centerline.” Roadway cross section shall be
consistent with the SLO County Department of Public Works Public Improvement
Standards.

b. Replace label “shoulder” with “bike lane” in lower Section A.

10.Figure 5.2 Section B (p. 86):
a. Traffic study did not show that Centre Street was going to be four lanes. Roadway
cross sections shall be consistent with the SLO County Department of Public Works
Public Improvement Standards. Would be A1-h (outside Urban Reserve Line) or A2-
- d (inside Urban Reserve Line), copies attached.

11.Figure 5.3 (p. 87):

a. Per County standards, sidewalk widths are be measure 6-feet (minimum) from the
curb face to back of sidewalk.

b. Provide statement that the road width may be increased based on the requirements
for bike lanes (additional 4’ to §') or turn lanes (additional 11’ to 14').

¢. Road section must allow for a 10-foot clear recovery area (shoulder). No hazardous
obstructions such as trees or deep roadside ditches are allowed in this recovery
area.

12.Figure 5.4 (p. 88):

a. Per County standards, sidewalk widths are be measure 6-feet (minimum) from the
curb face to back of sidewalk.

b. State that the road width may be increased based on the identified requirements for
bike lanes or turn lanes.

¢. Road section must allow for a 10-foot clear recovery area (shoulder). No hazardous
obstructions such as trees or deep roadside ditches are allowed in this recovery
area.

Page 20of 8
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. Public Works Comments on the Shandon Community Plan Update, Public Review Draft

13.Section 5.11 (p. 89): Consider providing discussion on measuring compliance with the
policies.
a. TC-3: Change to “Maintain funding for...
b. TC-7: The word “devices” should be removed. "As appropriate” should be added to
the policy.
¢. TC-9: Policy should be added noting “establish financing program to ensure new
development pays their fair-share for impacts to the roadway system.”

14.Section 5.12 (p. 89)
a. TCIP-1: intersection volumes and levels of service should also be evaluated in

addition to roadways

b. TCIP-2: Policy should read "Work with Bicycle Advisory and Trail Advisory
Committee to revise County Bikeways Plan and County Parks and Recreation

- Element.” -

c. TCIP-3: Since regional funding is unlikely; program should be deleted TCIP-8

(proposed below) should be implemented.

TCIP-4: “complete” should be changed to “pursue.”

e. TCIP-8: Additional Program should be added to include “Develop finance program
to address mitigation measures including project's impact to future grade separated
access on State Route 46.”

f. TCIP-9: Additional Program should be added to include “Participate in regional
county fee program to address cumulative impacts along the Highway 46 corridor.”

g. TCIP-10: Additional Program should be added to include “Coordinate with Caltrans
to implement phased approach to long term improvements at McMillan Canyon
Road and State Route 46.”

Q .

15.Section 7.0 (p. 100):

a. First paragraph, first sentence: “The major infrastructure and utilities needed to
serve the communlty are water supply and distribution, wastewater collection and
treatment, .

b. Second paragraph, second sentence: "...fair share of the needed backbone
infrastructure, with..." :

16.Section 7.1 (p. 100):

a. .No. 16 Water System Master Plan 2004). Many studies in addition to the 2004 System
Master Plan speak to water resources for the Shandon area and should be -
referenced, including the 2002 and 2005 Paso Robles Groundwater Basin (Basin)
Studies, 2006 Basin Pumping update, and 2010 Paso Robles Groundwater Basin
Water Balance Update.

construction of water supply. (wells), storage facilities, and a distribution network are

b. needed, including: In regard to the
identification of water distribution system needs, which includes wells, the water
supply and water system infrastructure discussions should be distinguished. Without
the water supply analysis of the EIR available, it is premature to indicate that it
would be additional groundwater wells that would provide the additional supply
needed. Language to clarify that the source of supply has not been determined
should be included

Page 3 of 8
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Public Works Comments on the Shandon Community Plan Update, Public Review Draft

c. Bulletitem 1: Source of supply may not be groundwater — suggest modifying to
read “source of supply capable of providing 2300 gpm”.

d. Fourth paragraph: State Water is not an entitiement — please modify to read
“allocation for 100 AFY".

e. Net consumptive use estimations should be provided in this document (how much
water s available after demand for groundwater recharge).- .

17.Section 7.1 (p. 101):
a. Second paragraph, second sentence: “...increased capacity and conveyance to

provide required fire flows...”
b. Fourth paragraph, last sentence: Feasibility assessment to be completed by

proposed development. Depending on when development occurs, useful life of
existing bolted tank should be considered as well. Tank was erected in 2000 and
has an expected life of 30-40 years or less.

18.Section 7.1.1 (p. 101):

a. Include goals related to or referencing applicable policies in the Conservation and
Open Space Element, Integrated Regional Water Management Plan, Agricultural
Element, Resource Management System, and any other County policy document
that has water resource-related policies.

b. WIP-4 Identify backbone improvements necessary for each phase of development,
starting first with infill within URL and non-agriculture parcels. :

c. WIP-5 Require developers to implement/construct their fair share of backbone
improvements as well as appurtenant facilities that alleviate existing problems, as
feasible. Costs for improvements beyond the developer’s fair share may be
compensated through reimbursement agreements. ‘

19.Section 7.2 (p. 103): Third paragraph ,
a. Plan should define “new development”. For example, subdivisions, large scale
projects, building permits and infill are all new development but will they trigger
connection to the sewer? The Plan should also discuss when and how existing
structures are to be connected, but that might be better addressed in Chapter 8.
b. The 80 gpcd effluent discharge seems excessive.

20.Section 7.2.2 (p. 107)
a. WWIP-4 Identify backbone improvements necessary for each phase of
development. Initial phase will be required to construct the Waste Water Treatment

Facility.
21.Section 7.3.2 (p. 109):
a. SDIP 3 - ldentify backbone improvements necessary for each phase of
development. Initial phase may be required to construct facilities with enough
capacity for subsequent upstream development.

22.Section 7.4 (p. 109): Please reference the latest (2008) FIRM map.

Page 4 of 8




4_1 03 March 10, 20 |

Public Works Comments on the Shandon Community Plan Update, Public Review Draft

23.Figure 7.5 (p. 108): '
' a. Provide storm drainage recharge basins as opposed to storm drains where ever
~ possible to promote groundwater recharge. oo
b. Identify existing drainage issues downtown that should be corrected and shown on
this plan. Note significant existing drainage deficiencies within the Planning Area.

24.Section 7;4.2 (p. 109): The plan should recommend processing a Letter of Map
Amendment to FEMA to incorporate the identified flood study into the Flood Insurance
Rate Map. This should be an expense bome by development.

* 25.Figure 7.6 (p. 110): This figure identifies areas of 100 year flooding not identified on the
FIRM. Per the policies of the National Flood Insurance Program we may enforce our flood
hazard building requirements outside of the flood hazard areas shown on the FIRM. Is that
the intent of including this figure In this document? If that is so, the flood study that created
this figure needs to be reviewed by Public Works and kept on file. A reference to that study
should then be referenced in this document. .

26.Section 9.5.2 (p. 118): Remove Section 9.5.2 and address this topic in Chapter 8.

27.Section 9.6.2 (p. 121): Add new C-7 to setup a downtown landscape & streetscape
business association. All new development (including building permits) within the
" association limits shall be required to join the association and pay fees to cover the
maintenance and operational costs associated with landscaping, irrigation, streetscape
improvements including benches and trash receptacles, etc.

28.Section 9.6.3 (p. 125): Pedestrian furniture, landscaping (including trees) and other-
“streetscape” amenities located within the public right-of-way shall require an
encroachment permit issued by the County. The permit will identify maintenance and
liability responsibilities of the adjacent property owners. This information should be placed
in the document.

29.Section 9.7.2 (p. 127): “d."” Connecting cul-de-sacs with a public sidewalk easement over
private property presents a maintenance and liability problem. It is best to limit the number -
of cul-de-sacs and instead provide thru-streets, or establish homeowners association or a
benefit assessment district for maintenance.

'30.Section 9.7.4 (p. 129): “b) ix.” When located within the public right-of-way the street tree
type and location shall also be approved by Public Works. '

Page 5 of 8
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Public Works Comments on the Shandon Community Plan Update, Public Review Draft

31.Table 9.1 (Page 134 & 135):

a.

b.
c.

o

g.
h.

TCIP-2: Add “D" Responsible Department or Agency & Add “D" to Possible
Funding Sources ' '

TCIP-3: Add “D” to Possible Funding Sources

TCIP-4: Replace “PB" with “PW" Responsible Department or Agency & Remove
“Underway” to Timeframe to Start

TCIP-5: Add “D" Responsible Department or Agency & Add “D" to Possible
Funding Sources

TCIP-7: Add “D” to Possible Funding Sources

Add new TCIP-8; “Develop a Community Facilities District for mitigation measures,
including impacts to Highway 46" Responsible Department or Agency would include
PB,PW,D; Priority would be High; Timeframe to Start would be 2010; Possible
Funding Sources would be GF,D '

SIP-1: Remove “GF” from Possible Funding Sources

PRIP-1: Add “D" to Possible Funding Sources

PRIP-3: Add “D" to Possible Funding Sources

Please feel free to contact me at 781—1'596 if | may be of further assistance.

P:\_Development Services\Shandon Community Pian\2010.04 Shandon Community Plan Public DrafiPW Response\Shandon Community Plan
DEIR PW Response.doc i ‘

Page 6 of 8
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Public Works Comments on the Shandon Community Plan Update, Public Review Draft

i Revisions :
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Public Works Comments on the Shandon Community Plan Update, Public Review Draft
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May 26, 20109
Dear Supervisors:
Some comments on the “Shandon Project” and my ranch.
Farming in Shandon - Past and present

I’ve been told that the board is hesitant about allowing approximately 80 acres
of my land to be developed for residential homes (As laid out in the “Shandon
Plan” because you desire to protect San Luis Obispo county’s farm culture in
general; and Shandon’s in particular. I can understand that in the general
desires of the county but I’d like to explain some reasons why I think you should
reconsider.

I’m approaching 76 years of age and I°ve owned my 1200 acres in Shandon for over
32 years. Of the 1200 acres, approximately 100 is level and the rest is hill
country. Most of the land around Shandon is cattle country.

Cattle is the only crop that makes sense with today’s water problems and power
expense and here is my memory of the immediate area.

Hopper Ranch: 1200 acres - cattle

The ranch was originally the property of the Hopper Family. The locals still
call it “the Hopper Place” even though we’ve been there more than three decades.
The original Hopper family began the farm during the days when a potential farmer
could acquire 160 acres if you improved on it by building a 100 sq foot home.
The Hopper original Hopper home is made up of 4 or 5 rooms of families that built
the 100 foot cabin and then abandoned the land.

Mr. Hopper towed those small cabins back to his homestead and that home, which is
no longer habitable still exists, is a conglomeration of those 1 room cabins.
Each one tacked on to the hopper cabin which is now 5 rooms. That’s how it was
when his family finally abandoned it in 1975. Mr. Hopper’s widow tried to farm
it and then her sons and daughters tried to run it and eventually it came down to
one son and he couldn’t make a living on the farm and we bought it.

It was fallow when I bought it with my then partner, Hal Marcum, a successful
Long Beach attorney. It had been fallow for several years. The Hoppers used to
dry farm the hilly part, when diesel was 25 cents a gallon. The rising price of
fuel ended most dry farming on hilly land.

McMillan Ranch: 1200 acres - mostly cattle

Our neighbor was Don McMillan. Don, of course, is quite famous in this area. He
owned the farm “next door” ... A little more than a couple of steps away. Don and
his family had been in the Shandon area longer than I know but probably at least
100 years. McMillan Road, I believe, is named after Don.
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The McMillan place has been fallow for most of the time I’ve lived here. Don had
made his money earlier in investments other than farming but nevertheless, he
loved cattle and ranching. Don was much older than I and I beheld him as a sage
and listened to every word he said. He told me many times that it didn’t make
sense to try to farm anymore. No farmer could make a decent living. He just
liked to live here and ride his horse and his grandkids would ultimately inherit
it but he doubted they would try to farm it. He said that “Johnny, his grandson,
would probably be the only one interested in it and that would be to run cattle.

For most of the 32 years I’ve lived here the McMillan ranch has been fallow,
until shortly after Mrs. McMillan’s death and then her grand-daughter, Jackie
Jackson, inherited the land and she and her husband tried many different thngs to
make a go of the farm. For the last six or seven years they ran a sod farm on the
flat acreage and cattle on the hills. Mrs. Jackson seemed to be pretty well
funded and I know, as her neighbor, that she and her husband tried very hard to
make the farm profitable. Right now the flat ground, about 80 acres, is up for
auction and it is my understanding they are going to hold on to the hill ground
and continue with cattle.

Levernz Ranch: 600 acres plus 6000 (owned by others) in cattle

My partner and I were businessmen with outside incomes. Together we could afford
to keep the farm by each subsidizing its cost. When he died the farm became a
real drain on my finances. I contracted the flat land to Fred Levernz, a local
farmer who had his own land and who contracted our farm as well as actor Joel
McCrea’s large ranch and another large ranch for a wealthy European man who lives
overseas ,who’s name escapes me. Fred’s mother and father were long time farmers
in the region. When Fred told me he no longer wanted to farm my place I thought
if I lowered my share, which was already pretty low, he would continue. He told
me that he couldn’t do it anymore. He wasn’t make money growing alfalfa on his
own place. The cost of electricity alone made it almost impossible. When he quit
he was only in the 3rd year of the alfalfa planting. As you probably all know
you get five years out of alfalfa and Fred Levernz was a tough young German who
knew how to get his money’s worth out of a seed.

My son attended San Luis Obispo University as an Ag Major...which he loved.
Shortly after he graduated he told me that he didn’t think it was possible to
farm in the area successfully. He was very close to Fred Levernz, another farmer
in the Shandon area who contracted our farm as well as Joel McCrea’s and a large
ranch for a wealthy European man who’s name escapes me. He told me that Fred was
going to give up farming and start a sort of “dude” ranch. I was shocked when
Fred did just that. His mother and father were long time farmers in the region.
When Fred told me he no longer wanted to farm my place...or any others including
his own I knew what my son and Fred were telling me.

Halpin Ranch: (see Hopper above)
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We tried many different kinds of farming and ranching...none were financially
successful but we both had other jobs and were able to afford to maintain the
farm for our families for many years...none of them profitable.

If you visit the Shandon graveyard I think you will understand an awful lot about
the town. There are not too many people buried there...but you will find the
McMillans, the Levernz’s, and many other 19th and early 20th century folks....
But not many from the more recent past. Take a few minutes and walk through it
and look out on the land.

Vogel Ranch(s) 12,500 in cattle.

Over 5,000 acres that touches my farm has been purchased by a gentleman (Vogel
ranch - 12,500 acres in cattle) ) who has a very successful construction business
in So. California. He loves the area but he can afford it and doesn’t have to
try and make it pay for itself. SLO county has become a retirement community
almost without peers. A very pricey county. It doesn’t make sense to make one
rancher try to hold back the tide of residential development.

Arciero Purchase:

As mentioned earlier my acreage was fallow for many years before Frank Arciero
started his purchase and for quite a while after he bought it. For the same
reason - it does not sustain its cost as a farm. I know now that Arciero was
interested in development of homes but at the time I sold the place I was unaware
of that option. At present Arciero has leased some of the acreage to a central
valley contractor who is growing alfalfa. This is a large contractor who I must
assume is able to make a profit because he owns a lot of modern equipment paid
for by other land he contracts. He has a full company which he can move from
place to place. I’ve seen the contract and it won’t pay 1/3" of the taxes on the
land. ‘

Mondavi Vineyard: 500-700 acres ?

The Robt Mondavi Co. owned the vineyard next door to me. It was sold in a bank
auction because the previous owners..who I believe were the children of the
original owners... lost it after borrowing money to expand it in an effort to
make it profitable. I spoke to Mr. Mondavi shortly before he sold it ..... I
didn’t know they were planning on the sale but I asked him if he was interested
in my farm. He told me not only was he not interested in mine...he intended to
sell his.

In the closing years of the last century I made arrangement to have options on
the ranch to divide it into 15 parcels...at no small expense. It was my
intention to divide it into several “ranchettes” but then I got the offer from
Mr. Arciero. Since then, the county has changed the rules (Based on the Hearst
plans for the oceanfront near San Simeon.) Most likely now the 15 parcels will
probably be reduced to 5 or 6.
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Consider the following:

I think you should realize that cattle ranching is what works in dry and hilly
country. It is not any anyone’s best interests to keep those 50 or 60 acres zoned
for agriculture.(Of the 80 acres in question present plans only leave me with
about 50 or 60)

-I’ve had to give up over two % miles to pipelines.

-Parts of it have restricted what can be grown by two different pipelines.

-Parts of it will be restricted as protection space for the kit fox.

-Parts of it have been taken for a county water tank and the county did
not follow through with their promises of “beautification.”

-More of it will be taken for at least two additional water tanks.

HAVEN’T I GIVEN ENOUGH TO THE COUNTY? Am I asking for too much now?
Regarding the overall Shandon Plan for the non-commercial acreage in question:

1-I fear that in an effort to create “low cost” housing you may be creating a
future slum.

We should build homes that would be as “green” as possible. Solar panels, double
pane glass, tile roofs, low energy lighting, low water use gardens, extended roof
lines, etc. If possible, and I think it is, you could use ground water that
could be used for toilets, washers and what might normally be considered “gray
water” uses. Tapping the ground water for alfalfa is both expensive and greatly
affects the water table. We used to pump our water from 75 to 100 feet. At the
end of the season it was deeper than 200 feet and a noticeable increase in
salinity.

2-There could be pads for windmills on the 1,700 foot mountain on the property
and, if practical one or more power producing windmills. Maybe there’s not enough
wind but preliminary questioning makes it seem likely.

3-If homes are built with between 250 to 300 square feet of solar panels think of
this:

-300 sf will reduce 3.3 metric tons of carbon dioxide emissions. That means
that every 15 homes will save carbon dioxide emissions equivalent to:
* That’s the emissions created yearly by more than six passenger cars.
* That’s the emissions from 77 barrels of oil or 3,726 gallons of
gasoline.
e It equals the carbon sequestered annually by 7 acres of pine forest.
That’s on every 15 homes ...thus reducing dramatically reducing energy
requirements as well as dramatically reducing energy costs to the homeowners.
Homes could sheeting panels for heating water on the roof. (Very minimal
expense.)
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4-Construction of a water tank on the adjacent Halpin hill property and a pumping
system to pump ground water to the tank for those homeowners who agree to a drip-
irrigation system for the low water usage landscaping.

5-Utilize the acreage that cannot be built upon (3 or 4 acres) because of the
state water system that transverses under the land by using it for “family garden
plots.” With drip irrigation for above mentioned garden plots. Plots would be
available on a first come basis to each household in the city for $1@ a month and
all money received will go into a trust account to maintain the community
gardens. And a space for a “Farmer’s Market” could be made available in the
commercial section of the Shandon Plan. (NOTE..the $10 fee is not for any profit.
If people are paying a small fee they will use the plot..if they are not many
will not use it.)

6-The homes could offer computerized control of lighting, heating and air
conditioning. LED lighting will be used everywhere practical. Homes should be
designed to minimize A/C needs. (Tough when temps reach 110 degrees.)

7-Although Shandon is not blessed with much rain an urban runoff should be
created to holding tanks to add to the drip irrigation supply.

8-Wood treated with chemicals to resist termite infestation will be an option.
(At a very minimal cost.)

Summary:

What I am saying is that it is impossible to make farming profitable for the
50/60 acres in question. I realize that the county wants to save farming as much
as they can but this a tiny parcel. It is going to be right across a rather
narrow strip of asphalt from family homes. Constant farm traffic, hay trucks,
early morning laborers, etc. are not going to be the most pleasant sights and
sounds.

Equipment and product stored on this land has historically been vandalized by
local kids. Probably through boredom but nevertheless it will be even worse when
the population is greatly increased.

A more realistic and a more permanent solution would be to have a group of “green
homes” (that might encourage other developers to follow suit) and let the
remaining 1,100 acres be used for cattle ranching as is done on almost all of the
nearby land.

By including the entire 100 acres in “Phase One”, the residential units may
encourage the other participants to join me in “greening” the community and there
would be additional cost savings to all of us; And regarding the business
park...which should come first...the people or the jobs? I think the commercial
park would definitely be an asset.
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I believe it is allowable to free the land from the land from the Williamson Act
early by a payment process. If so I will accommodate that possibility

I will also keep the additional acreage as cattle grazing property.

Lastly I ask you to drive the area and imagine the acreage across the street from
the homes when it is not “nice and green” as it is now because that will be its
state most of the time. This is one very small piece of a very large and
comprehensive plan and a small exception it would seem to me.

Respectfully submitted

William Halpin
562-244-1116

whalpin@562media.com
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‘May 5, 2010

Honorable Frank Mecham
Chairperson, Board of Supervisors
County of San Luis Obispo

976 Osos Street

San Luis Obispo, CA 93408-2040

| Subject: Water Resources Advisory Committee Comments on the Public
Review Draft of the Shandon Community Plan
Dear Chairperson Mecham:

On April 7, 2010, the Water Resources Advisory Committee (WRAC) formed
an ad hoc subcommittee to review the water-related sections of the public
review draft of the Shandon Community Plan. On May 5, 2010, the WRAC
reviewed the ad hoc subcommittee’s comments on the draft Shandon
Community Plan, made minor changes, and voted to submit the attached
comments to you for consideration.

Ad hoc subcommittee members included Ray Allen (Agriculture At-Large),
Della Barrett (District 5), Sue Luft (Environmental At-Large), Steve Sinton -
(District 1), and Michael Winn (District 4). Member Sinton served as
subcommittee chair.

| Respectfully,

MOM \U«‘ Wine
MICHAEL WINN
Chairperson, Water Resources Advisory Committee

cc:. SLO Coimty Board of Supervisors
SLO County Planning Commission
Jay Johnson, County Department of Planning and Building

Attachment: WRAC Recommendations for the Public Review Draft of the
Shandon Community Plan
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Report
of the
San Luis Obispo County Water Resources Advisory Committee
Subcommittee to review the Shandon Community Plan Update
May 2010

The subcommittee met on April 23, 2010, to discuss the plan. In attendance were
Ray Allen, Della Barrett, Courtney Howard, Sue Luft, Steve Sinton (subcommittee chair)
and Mike Winn. Subsequent participation through email included Eric Greening.

The primary concern with regard to the planned expansion of the town of
Shandon is that it is impossible for this development to not violate Ag Policy 11. The
proposed “buildout” would require an estimated 1,100 acre feet per year. Even if

~ Shandon were to reacquire and use the annual 100 acre foot entitlement to the State

Water Project, that would only provide 9% of the anticipated need. Except for
groundwater, which the town currently uses exclusively, there is no other obvious
alternative water source for Shandon. That means that Shandon would have to greatly
expand its use of groundwater, which AGP11 states should be maintained for production
agriculture, not municipal uses.

Another policy that may be violated is Ag Policy 24. Among the findings under
AGP24 that must be made for conversion of land “from agriculture to non-agricultural
land uses” is that “the conversion would not materially reduce groundwater recharge.”
The applicability of this policy should be reviewed.

If the Shandon Community Plan is approved and increased development is
allowed, the wastewater plant should be designed to discharge to the underlying
groundwater basin in a manner which offsets pumping, to the maximum extent possible.
The Update does not state how much treated water would be expected to be discharged at
buildout, but by adding that water back into the basin, the impact of growth on the
groundwater potentially could be reduced by as much as 50%.

The map of the “Change in Groundwater Levels in the Shandon Subarea for the
1997 to 2009 Period” (page 9 of the Paso Robles Groundwater Management Plan,
Overview of Shandon Subarea, dated February 25, 2010) shows a 60 to 70 foot decline in
groundwater elevation during the 12-year period studied, and the same report at page 7
states that a well “just west of Shandon” has experienced a decline of almost 90 feet.
Therefore, even if the town reacquires the 100 acre feet of State Water Project Water and
returns treated waste water to the groundwater basin, it should be assumed that a
population growth from 1,200 people to 8,200 people will have a significant adverse
impact on groundwater levels in the area. The primary agricultural production
surrounding Shandon is vineyards, which would experience the main impact of a lowered
water table. However, because the entire Paso Robles Groundwater Basin is in decline,
the possible approval of so many additional homes that will be relying solely on
groundwater raises grave concerns — not just for the immediate area, but for the larger
Groundwater Basin as well.

The Shandon Community Plan Update is well thought out and contains many
desirable goals and policies, but the subcommittee is concerned that in the event the plan
is approved in spite of the groundwater concerns, there are some advisory provisions that
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should be mandatory. In addition to the preeminent concern stated above, the

badi N

It should be noted that the Subcommittee made these recommendations prior to the EIR’s

¥ subcommittee had some specific recommendations:
1

Before any homes are constructed pursuant to this plan, the wastewater
treatment facilities should be designed, construction contracts signed and
construction on the plant should be started to assure that it will be built to
accommodate all new construction.

Self-generating water softeners should be prohibited.

Wastewater should be discharged to the groundwater basin to help offset
groundwater pumping.

Specific standards should be established which limit the amount of high water
demand landscaping that is planted, especially with regard to turf.
Homes and businesses should be designed to provide optimum on-site
percolation of rainfall to maximize groundwater recharge and minimize -
runoff.

release, and reserves the right to re-review them after the EIR is available.

_ The Shandon Community Plan does not reflect prudent water plarming, and contradicts
" current basin management efforts and established land use policies. It is for these reasons
that the WRAC strongly objects to the proposed plan.

March 10, 2(Q
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Shandon Community Plan Update
Public Review Draft 02/2010

Executive Summary
Purpose: The vision does not entirely reflect the
~ community’s desires and opinions.

Shandon: Please add and 2-3 churches.

Vision: First, Shandon is not looking for a predominately
pedestrian-friendly community. Shandon is a community

~ that predominately drives large 1 ton trucks with a
minimum of a 6 horse trailer. Our community needs to
reflect this in our street lay out and parking. Second,

- Shandon is a complete community. Third, please define
different income levels, and “affordable to those who work
in Shandon.” As you point out most people do not work in
* Shandon. What are you talking about when you say “solar
energy and other ‘green’ businesses”? The document never
explains where you got solar energy and green businesses.
If you are implying the government can create these
businesses you are incorrect. Fourth, the 4™ paragraph
needs to be removed. You are stepping on private property
rights and you are wrong. Fifth, the 1% and 2™ sentences in
the 5™ paragraph are wrong and need to be removed. Sixth,
in the 5™ paragraph in the 4™ sentence you need to explain
more clearly what you mean and remove the sentence.

Community Plan Goals: Bullet #1, The principles for
Strategic Growth are not well thought out. The principles
for Strategic Growth will destroy Shandon; they need to be

fin y /Zn')’f&//f S/fi->
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removed from the SLO County General Plan. Bullet #2, In
- order to promote grown the county needs to remove fees
for commercial growth and speed up the process of
permitting. Bullet #3 Please define affordable housing for

- those who work in Shandon. Bullet #4, “Plan for

population growth consistent with the community’s
vision.” The plan cannot be consistent with the
community’s vision when the community wants a smaller
amount of people than the county. In addition, a medical
facility, market and drug store are not the main concerns of
the town. The community wants #1 Sheriff sub-station, #2 -
on-off ramps Highway 46 at McMillan and Center. Bullet
“#6, Not at the cost of private property rights. The roadways

need to focus on trailer traffic not pedestrians and blcycles

Bullet #7 and #8 Need to be removed.

Comnu_mitv Plan Features: Bullet #1, This is a 20 year plan
please remove “and beyond”. Bullet #2, Please formally
contact the current property owners of zone change before
May 5, 2010. Bullet #4, 5 and 6 Please define and rewrite.
The wording is misleading it implies there is an established
plan to fulfill needs through guidelines and programs.
Which there is not.

Public Utilities and Services: Improvements in public

- services need to be increased Sheriff presence, on and off
ramps Highway 46 and connect to state water pipeline.
While, the other services are important they are dependent
on population growth. Paragraph 6 states promoting
energy efficiency measures, green building and solar and - -
wind power. Please define. Chapter 8 is still missing and
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2.1 Population: “intensification of agricultural acﬁvity in

the region combined with a housing shortage countywide”
is no longer applicable, please remove.
2 2 Economic Development: Economic Development

Issues: Bullet #4, “Low population” not according to
Market Study. Employment Table 2.6 Workers by
Place of Work: “Work out of County of Residence
8.9%” this is not an oddity when the town borders 5
counties, please understand this. Income: Paragraph
1, sentence 3, “About 22.9% of the population was
below the poverty line in Shandon, much higher then
the 12.4% in San Luis Obispo County as a whole.”

How does this affect the mandated rates from the state

and how do we compare to the other cities in the
county? Paragraph 2, last sentence “The increase in
home values in recent years has made it increasingly
difficult for very-low to moderate income families to
afford buying a home.” How does this affect
Shandon? Please create a graph demonstrating future
projections of income level for the community of
Shandon based on Table 2:8 Household Income, Table
3:1 Land Use Summary and Table 3:2 Potential
Residential Development.

2.3 Population and Economy Policies: PEP-6 does not

“provide a variety of housing types for all income
levels.” PEP-7 decrease fees and wait time. PEP-8
How does the plan do this?
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2.4 Population and Economy Implementing Programs: PEIP-1
paragraph 1, who is going to “actively recruit them
(underrepresented industries)”? Bullet #1 a-m, who promotes this
“and how does Shandon develop this way without a large
population increase? Bullet #2 and 3, who conducts this study and
who pays for it? Does the market study already cover this
information? Bullet #4 and 5, make this happen, do not talk about
it. PEIP-2 How does this happen?

~ 3.0 Land use and neighborhood Design: Paragraph 1, sentence 1
“a community that provides a balance of housing options” define
in economic demographics. Project the assumed income level of
every type of housing in the plan. “Trails” who provides the trails?
How does this affect property rights? Last sentence, please place
policies, standards and programs in order of importance/action.

3.1 Shandon Land Use Designations. 3.1.1 Residential Land Uses:

Residential Single Family (RSF): Densities are too high and does
not mirror the density in the Heights neighborhood.

3.1.3Recreation(REC): Add a rodeo grounds in place of a park.

3.2 Master Plan/Development Plan Expansion Areas 3.2.3 Master

Plan Sustainability Principles Bullet#5 Materials and Methods of
- Construction; This bullet needs to be removed as it places too

many restrictions on development. The language is ambiguous
“preferably” and leads the reader to believe the materials and
methods is an option. Green Technology Bullet #6, This bullet
needs to be removed it is too costly for the builder and steps on

private property rights.

3.3 Master Plan Design Principles 3.3.2 Housing Design Principles
Work Force and Affordable Housing: “Provide opportunities for

ownership and rental housing in a combination of affordability
levels: very low income, lower income, median income, and
moderate income.” Please define i income levels, correlate income
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levels to Table 3.1 Land Use Element and compare to cities and
- towns in the county.

3.3.3 Public Utilities. Services and Circulation: “significant
improvements in public services, primarily water, wastewater, and
circulation” the primary improvement needs to be the presence of
the Sheriff. We currently do not have a “circulation” problem.
However, if the roads and parking are designed for cars, and not

. designed for trucks and trailers, we will have a “circulation”
problem. “Additional water storage faculties are needed” because
the county did not provide enough storage to begin with. Please
fix the water storage problem without raising our taxes or fees.

3.5 Peck Ranch Master Plan Area: Please add aRodeo Grounds in
place of a park.

5.0 Transportation and Circulation 5.3 Arterial Street — Center St..

“Diagonal parking can also be provided with wider rights-of-way.”

Please make sure this is trailer and truck friendly.

5.8 Traffic Calming: “Bulb-ouis and roundabouts are encouraged
to be used as traffic calming devices.” Please do not use
roundabouts.

5.9 Pedestrian and Bicycle Routes: “Within the commercial nodes
and other multi-housing family areas, bicycle racks will be
provided to encourage alternative to driving.” Who pays for this?

6.2 Parks and Recreation Facilities: Please add a Rodeo grounds.

6.4 Law Enforcement: “The average response time to high-
priority calls in 2008 was eight minutes, which met the North

Station’s goal of a 15-minute response time to such calls.” Please

add Shandon’s specific average response time. ‘The response time
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given is for all calls in the North county and therefore not accurate
to Shandon.

" 9.3 Phasing and Growth Beyond 20 Years: “projected growth
rates are exceeded during this time period, the Community Plan
should be updated to respond to community growth prior to the
year 2030.” The “growth rates” should never exceed the Plan
without approval from the Shandon Advisory Committee.

Table 9.1: Program Implementation Summary Section 5.12
Transportation and Circulation Implementing Programs TCIP-2
Work with the community to develop trails Priority High. Where
do the trails come from and how does this affect property rights?
6.3.2 Fire Protection & Emergency Medical Services
Implementing Programs Section FPEIP-2 Establish a health clinic
‘Priority High. How did you decide Shandon needed a health
clinic? What are the pros. and cons. of a health clinic? How are
you going to establish a health clinic and who is paying for it?
Remove establishment of a health clinic. 6.4.2 Law Enforcement

Implementing Programs Section LEIP-1 and 2 Continue crime
prevention and safety outreach and reduce police response times
Priority High. What programs are currently in place for crime
prevention and safety outreach? How do you plan to reduce police
response time? Section 6.6.2 Community Facilities Implementing

Programs CFIP-3 Establish a health clinic Priority High. Please
state the reasons why a health clinic benefits Shandon and how it

will affect the town.

Chapter 8 cannot be commented on because it has not been
published at this time. 05-05-2010

.. March 10, 2
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Shandon Community Plan Update
Comments by Steve Sinton
April 2010

My first comment is that this is a well developed, thoughtful plan with many great ideas
and concepts to make Shandon an outstanding place to live. If all of the policies,
programs and guidelines were standards, requirements rather than recommendations, the
plan would be a stronger tool to achieve the great concepts it contains. The problem with
policies and guidelines is that the developer must opt to include them. If they were
redone to make them standards (with reasonable provisions to allow developers to opt out
when appropriate), the county would be in a position insure that the town became what is
 envisaged by the planners and the community. I urge that the Community Plan be
revised to accomplish this.
Examples:  cul-de-sacs being day-lighted for pedestrian use
Trails, pedestrian paths & bike paths [PRIP-4 says “identify
opportunities to secure casements or offers to dedicated land for recreational trails”. That
won’t accomplish what is essential to a livable community!]
' Curved streets

: Rooftop solar [at a minimum require pre-wiring] — in fact all of 9.8

on Page 129. _

. The term “buildout” is misleading to the public. Although a clear definition is helpful, it
would be better to use a different phrase, such as “projected 2030 development”,

page 40 —2.4: the list of businesses listed should include a bank. Same comment for
page 49, middle paragraph in 3.1.2, ’ ‘

page 52 —3.1.5: The agricultural community is clear that open space should not be
confused with working farms and rangeland. The buffer along the easterly edge of the
URL shouldn’t be “a buffer between urban development and agricultural uses”, but
grazing land, To leave the land unproductive will result in invasive noxious plant taking
over the “buffer” and increased fire hazard. The only exception would be where the
community would have pedestrian, biking or riding trails, The same comment applies to
the last paragraph of 3.1.6 on page 53. These spaces need to be managed.

page 54 —3.2.1: Would this be the place to discuss a community wide “architectural
style”? It is mentioned in 9.6.2 C-3, but needs to be accomplished concurrent with this
plan. ' '

page 56 —3.2.3: 1. Walkability should be expanded to include other means of non-
motorized transport, including bikes, jogging, skatcboards and equestrian.

5. should include clear requirements for construction waste
recycling and reuse.

page 57 -3.3.1 3. Connectivity should include equestrian.

' 5. The community does not want grid-type layouts that result in
straight streets. Elsewhere the plan refers to curved streets, which is preferable and can
be utilized to create grids, but don’t look like it. This is another example of where a
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standard should replace a principle. So, the use of grid layout needs to include
curvilinear streets to avoid a large urban look to neighborhoods.

9. Underground utilities are extremely valuable in establishing a better

community and are an example of what should be a requirement.

12. It would be reasonable to discuss with the community whether
sidewalks should be only on one side of residential neighborhoods to
increase landscaped areas and reduce costs. Single sidewalk streets
need to be wider than standard (see further discussion of this below).

page 58 —3.3.3: The wastewater system should be designed to accommodate the existing
town and funding to actually serve the existing community needs to be aggressively
pursued.

The treatment of the problem with the Highway 46 intersection is too
vague. The plan needs to propose ways to deal with this problem and then seek
concurrence from Caltrans (see further discussion for page 81).

page 62 - last bullet: In addition to utilizing LID practices, each house should be required
to provide onsite percolation from gutters (such as a gravel filled hole through the hard
pan). This requirement should be community wide.

page 64 — last paragraph: the reference to keeping large animals on the Residential
Suburban lots would indicate the likelihood of horses and reinforces the need for horse
trails around and through town. (This is mentioned in Policy TC-2 on page 88, but not
elsewhere.)

Page 70 - 3.6.1 - The statement that the San Juan & Cholame rivers have channel
instability is correct. Upstream from Shandon the stream moved more than 100 yards in
1969 and any development near those channels or the Estrella will need specific stream
bank protection measures to avoid loss of property and potential loss of life. Any such
measures will likely have environmental impacts that will need to be addressed and
would be in conflict with NCRP-2 on page 78. -

Page 71 — LUND-7 — SLO County Planning should organize another opportunity for the
community to decide on an appropriate architectural style for the community (also C-3 on
page 120). ’
C o LUND-10 —excellent concept

LUND-11 - it is unclear what a consistent rate of development would be
between multi-family and single family residential development.

LUNDIP-2 — we need to be very careful not to cause Caltrans to leave the area,
as it is one of the very few non-agricultural employment sites in Shandon, other than the
schools

Page 79 — there is a lot of discussion about energy efficiency and the use of solar. The
state has mandated that renewable energy become a significant source of our power in the
next decade or two. Is there any reason why San Luis Obispo County can’t mandate that
all new houses provide at least 20% (or 30%) of their projected energy needs through on-
site renewable energy generation? It might be necessary to provide an exemption in
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certain circumstances, but the short term additional costs would be more than
compensated for by the long term savings. This would also be less likely to be
consumptive of open space, when compared to the communitywide solar energy system
proposed in ECIP-6.

Page 80 — ECIP-4 — recycled water might be just as useful when allowed to go as
groundwater recharge, rather than trying to pump it to other locations for ag or landscape
uses.

Page 81 — 5.2 needs some ideas for making the Highway 46 access safer.- The County
will need to pressure the State through our legislators to find a solution before the
highway is expanded past the two Shandon intersections. It will be helpful to have
solutions to recommend. TCIP-3 only recommends one, which may be too expensive. A
major roundabout or other solution may need to be proposed.
- 5.3 Centre Street could be improved with amenities similar to those used in
local downtowns along the San Francisco Peninsula, such as Mountain View,
Menlo Park, Los Altos and Burlingame.

Page 89 — Schools - The Shandon Joint Unified School District cannot afford to buy land
for new schools or build a new school without issuing a bond. Will developers be
required to set aside land for the schools? Will they be required to donate the site.
School development fees pay less than 20 percent of the cost of housing a new student, so
before burdening the school with the other 80+ percent, the Shandon Community Plan
Update needs to assess whether the school district and the community can reasonably be
expected to afford and support a new school bond.

Page 92 — Parks — Many communities are now providing dog parks to reduce the contact
between dog waste and children. The park plan should include at least one for the
community. Most dog owners are willing to drive to a dog park if one is not within
walking distance, in order to provide exercise and entertainment for their animals.

Page 97 — Library- The plan should include the possibility of a shared facility with the
Shandon High School (which already exists in Parkfield) to save facility and personnel
costs while increasing the potential for more books and computers.

Page 100 — The update does not even mention that even if Shandon used the 100 acre feet
of State Project Water that it would have to greatly expand its use of groundwater.
Shandon would be an appropriator of that groundwater and have rights junior to
overlying ag users. If the groundwater levels continue to decline, the town could be
forced to either condemn ag water to continue pumping, begin rationing, or seek
alternative sources (which seem nearly nonexistent). This pumping also violate Ag
Policy 11 which says that municipal uses shouldn’t take the groundwater needed for ag.
With the Paso Robles groundwater basin in apparent decline, how can the County allow
this development to even be proposed?

Page 102 — As previously mentioned, there needs to be a plan and funding to connect the
waste treatment system to the existing town.
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Page 106 - the plan for use of the treated water seems misguided. If the town is going to
take water away from ag through extractions from the Paso Robles basin, shouldn’t it
return as much water as possible to that basin from the treatment plant?

CURBS, GUTTERS & SIDEWALKS - It might be appropriate to provide for single,
wide sidewalks on one side of the residential streets to help maintain the small town look.
If adopted, the sidewalks would need to be wide enough to allow couples or persons with
baby carriages to pass easily (see comment for page 57).

Page 121 — Commercial Design Standard b) requires building to be located near the street
where site conditions allow. On site parking is required to be located in the rear of the
site. The parking standard should also be enforced “where site area allows” because
existing mature trees along Centre Street would o'd1erw1se have to be removed to comply
with this provision in at least the northwest property at 3™ Street & Centre.

g) does a “Shandon Master Tree list” exist?

In conclusion, I want to say that the vision of this plan is outstanding and I don’t intend
for my comments to diminish any of that. I just think it essential that the vision not be
lost in the permit process.

Steve Sinton -
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To : Jay Johnson, SLO Plﬁnning Department
From: Kate Twisselman, -~ -
Fax # - 781-5624 Pages: " -

Comments for Community Plan update:

I have copied portions of the plan in to my comments becsuse I learned that when I
printed my copy, it altered the pagination from the disc copy which made my page
numbers cited useless. So, I put my comments in italics and a different font. I hope
it is readable.

Introduction — p. 19 - Y4 — The dispute the notion that we get very little visitor
traffic. With the advent of GPS systems, travelers, including semi trucks and
commercial moving vans, come through daily. Additionally, in the
wintertime, UPS uses Shandon to drop trailers when the weather is bad
enough to threaten to close the Grapevine. Although coastal news coverage
would lead you to believe that closures on I-5 only impact 101, that is not
true. Of course, moving St. Rte. 41 out of town should mitigate that, but for
the time being we don’t get “very little” visitor traffic.

1.0 Setting p. 25 -2 - Again, I would dispute that we get very little visitor
trafiic.

Figure 1.2 Study Area mep - I do not understand why all the maps I thought we
had been working on, seen, been presented with, etc., show the proposed
Urban Reserve Line as going due north between the Cockrum/Ramsey
properties to Highway 46. This map shows the revised URL as channeling
west toward the Centre St./46 intersection and allows for the addition of a
portion belonging to the Peck piece. I am Rabbergasted by this, I know that
afier the boundary was allogedly set, Doug Alley sought to have his
grandmother’s piece at 41/Centre put in. Reguest denied. Bo Ramsey was
interested in having his piece put in. Request denied. And now, somehow
arbitrarily, this piece gets added. What happened? And how is it that this
wasn'’t apparently communicated publicly. The original proposed URL
should be preserved,

Table 2.6 Workers by Place of Work ~ While, of course, the most important
statistics are listed here, there is no mention of the percentage of workers
who do NOT live in Shandon but do work here. Many, many agricultural
workers come from outside the area and work here (Willy Cunha included)
and there is not one teacher at any of the local school campuses (P'm
excluding Parkfield) who live in this town. The classified staff lives here;
certificated do not. They all commute (separately) and come here daily from
towns they find more suitable for their needs. The man who owns the
Shandon Market doesn’t live here. Our librarian doesn’t live here (although,
to be fair, she does live in a town where she is also the Librarian). The man
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who is the pastor at the Methodist church for the last six years only moved to
town in September, 2009. In December, the Shandon Elementary School
principal, Dan Peverini, closed escrow on a house in Paso Robles for
$705,000. It’s possible, of course, he couldn’t find a property valuable enough
to buy in Shandon. Of the workers at the Caltrans yard, two live here; the
rest travel here from other places. This seems noteworthy.

2.2 Income p. 38 - §2 - “According to the 2000 Census, the median home value in
Shandon was $105,900, while the median home value in the county as a whole was
$230,000. In 2007, the median home value in the county was $581,000, an increase of
153% from 2000.”

We all realize what hogwash this is. These numbers are not close to being
relevant in this market. We know that properties in the coastal areas are
still desirable and have held their value which skews the data for the eastern
part of the county. And while real estate did Increase in value, according to
my unscientific research of properties bought in Shandon, inside the current
URL that closed between late 2008 to December 2009 (the Tribune data
hasn’t been published for a fow weeks and they are generally 90 days or so
behind), of the 27 properties that closed, the average price was $145K with
the most valuable at $250K on First St. and it comes with an acre of land and
the least expensive on N. Second at $50K. So yes, while the document
correctly states that “The increase in home values in recont years has made it
Increasingly difficult for very low to moderate income families to afford
buying a home,” it would seem that if a household cannot manage a mortgage
of $50K, perhaps they should consider not owning a house. And $145K is
reasonable in this county. -

Table 2.8 Household income ~ I do not dispute the data. I have no way of
knowing if it is accurate. However, again, I would like to be reassured that

* the source, the 2000 Census, is capable of including data only inside our

URL. Otherwise, if the data is from our zip code or school district, it's
useless.

Table 2.9 House Value — Owner Occupied — Again, I dispute the notion that 10
Yyear old data Is in the least relevant particularly in light of all the real estate
issues we have in this county and in this state. Also, the same cornment as
Table 2.8 ~ can the Census determine that the data we're looking at is only
Ingide the URL? '

2.3 Population and Economic Policies — This is 2 comment that actually applies to
a LOT of the same kinds of sections. I realize that this is probably standard
in planning documents and planning jargon but I'm confused by the idea that
these ‘statements” are POLICIES and not some sort of GOAL or
ASPIRATION. -

Kate Twisselman 805-238-2352 p.
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For example (I won'’t note the same concern for every item but in no way does
that mean that I don’t have the same concern for each one that follows): PEP
1-11 (it’s all the same) could not be more vague. Here are the actual verbs’
Promote, support, provide, encourage, foster, mamtain. And yet there are
virtually no concrete ideas about how any of this supporting and providing
and encouraging will occur. PEP-11 reads, “Encourage live-work
arrangements.” How? By what means? I don't understand the point of even
putting mush like that in there if there is no actual substance to it. It might
as well be the marketing materials for a touchy-feely pre-school. “Here at
Tiny Tots we want to enhance aspects of the community that help economic
development and draw residents to Shandon, including small-town ambiance;
(note that there really are semi-colons there that make no sense) educational,
cultural, environmental, and recreational resources; and affordable housing
(P'm back to the whole $50K thing — if you can’t buy that, you need to rent —
got over it). And we all know that Shandon is the dumping ground for just
such a thing. I have the recordings from the Supervisor candidates forum in
SLO in April 2008 put on by the Workforce Housing Coalition. The
candidates didn’t know that there were four people in the audience FROM
Shandon. With cameras and recorders. But I digress.

2.4 PEIP-1 1. 2) Local-serving retail and services (sce market study). Okay, where’s
the market study? I'd love to see it.

24 PEIP-11.h) Yes, THAT'S what we need. More trafiic on Highway 46. We
don’t have enough yet. You people have to actually think about what it is
JYou're really advocating. } :

PEIP 3 “Work with the school district to develop internship, mentoring and
workplace learning programs for Shandon High School students (upper case
is mine, evidently). Work with Cuesta College — North County Campus (god
forbid we should let them into San Luis) to encourage vocational job training
for Shandon residents.” Now here’s a place where the top of my head will
blow off Let’s just start with this: I'm pretty sure that all people that wrote
sections of this plan went to college. So let’s just try really hard to not be
guite so superior to SHS students. Those kids deserve to have the chance to
become stars. They deserve to become writers and geologists and lawyers
and yes, welders if they want to — but only if they want to; not because it’s the
default option. But apparently they need to settle for being your hotel
housekeeping staff, the person who changes the oil in your car, mows your
lawn, changes the sheets at Granny’s care facility, or cooks your kid’s
cafeteria lunch. Jonathan Kozol says, in “The Shame of the Nation — The
Restoration of Apartheid Schooling in America (Crown Publishers, 2005 p.98)
“...the goneral idea that schools in ghettoized communities must settle for a
different set of goals than schools that serve the children of the middle class

3
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and upper middle class has been accepted widely.” Apparently,
systematically, by the SLO County Planning and Building Depariment.
Either add to the section to allow for other options or delete it. This is
unhelpfil and inflammatory.

3.1.1 Residential Land Uses - p. 47 Workforce Housing §1 — I've been over the cost of
purchasing a house in Shandon already. Ifyou can’t afford $50K, there’s
probably a reason for that. Homeownership isn’t a right. Additionally, the
People’s Self-Help Housing folks waved their magic wand on N. Second St.
and now it's the worst street in town, The houses are crap. It’s a slum. If
more “PSH housing” is coming to provide workforce housing, they can think
again. And also, proximity to job centers would mean we wouldn't build ANY
houses here. I'm not sure how many more times I get to say that but I'll iry
to invent new ways just so you don’t get bored,

3.1.1 Residential Land Uses —p. 47 Residential Single Family §1 — lines 5-9. 7 don’
know what any of this means with regard to the variety of units. What are
these things: “single family-zero lot line units, single family patio homes, and

-halfplexes?”

3.1.1 Residential Land Uses — p. 47 Multi-family Residential {1 — same — what are
detached zero lot line units, detached patio units, garden apartments?

3.1.2 Commercial Land Uses - p. 49 §2 “The neighborhood commercial areas are
intended to serve a neighborhood’s daily retail needs. Markets, pharmacies, bakeries, dry
cleaners, gas stations and other similar uses generally serving nearby residential areas can
be found within these areas.” Okay — again, this is kind of elitist, This isn’t
Carmel or some other cute place. Our daily “retail needs” include things like
a barbershop or hair salon and a hardware store now that the co-o p is closed,
Or a small business center where you could get access to the Internet and fax
things and make copies. Do you have any idea how many people can’t do
those kinds of things here? And seriously, a dry cleaner? But not a .
Laundromat. Irealize that you're using generic language. But we've been
working on this plan for years now. How Is it that it isn’t tailored more
closely to Shandon? It can’t be because you don’t know the town, can it?

3.1.2 Commercial Retail ~ p. 50 §1 - 7 have questions about “nodes”.

3.1.3 Commercial Service/Residential (CS/R) p. 51 {1 — “immediately after adoption of
the Community Plan, before other lands (that are subject to Land Conservation Act
contracts) become available for development.” And further, “intended to remain in place
until such time as land of equal or greater size become available for business center
development. Thereafter, the site could be developed with residential uses.” Okay, if
we stick with the current schedule, “‘immediately after adoption of the plan”
equals December of this year, 2010. I can’t believe we have to have

4
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terminology in here that discusses the consequences of something when we
all know that there isn’t any money for ANY of this. Let’s pretend that
““mmediately” the land becomes available for development — and THEN
what? There are already two commercial pieces in downtown Shandon for
sale at reasonable rates and they have been on the market with no takers for

" months. A lender is found (and the angels sing) and then a building Is built

for some tenant or use, I understand the need to be fexible but this sounds
Like a threat. Look at the Lowe’s Center in Paso. Will it fill out eventually? I
hope so but again, I dislike, in the extreme, the threatening tone. Can't the
language be a little less bullying?

3.14 Recreation p. 52 {1 — SJUSD does not provide use of its facilities during
non-school hours. I'm not sure where this came from. If] ever gave the
impression that the school’s use of the playing fields in the park is reciprocal,
I apologize. When the cleaning staff' leaves in the afternoon, the gates are
Jocked. Also, last sentence, “The Land Use Plan identifies potential locations
for various park sites.” How were these sites identified? What were the
criteria? And then what? They've been identified. What's the next step?
Tell us how that works, We need to know.

3.1.6 Agriculture p. 52 |1 - Last Line — Portions of three of these properties are

_planned for conversion to urban uses. Which three. Please spell it out,

92 ~ I would argue with the description of the Williamson Act. I would say

‘that it is more accurate to describe it this way: The Williamson Act is a

California law that provides incentives to preserve agricultural lands and
open space and discourages their conversion to urban uses. San Luis Obispo
County implements the Act by exchanging a lower tax assessment for the
landowners’ promise to restrict the use of the land to the allowed uses. Or
something like that.

Ifyou keep the Ianguage you have, note that the Act does not actually protect
agriculture (that's the goal but that's not what the Act does. It provides for a
way for that to happen) and in the second sentence, there is an agreement
problem with “a lower tax assessments on their parcels.”

3.2.3 Master Plan Sustainability Principles — p.56 — 2. Public Transit line 4: Transit
systems should also be linked to larger, regional networks.” Like what? Amirak?
Greyhound? I find the lack of specifics totally annoying. And ifyou don’t
know what the options for such a ‘regional network” are, then are you sure
It's a good idea to put it in there? You must have had some idea of what you
meant.

3. Water Conservation — Seriously — if everyone else in this county paid what we
do for our water and they lived in the hottest part of the county, like we do,

Kate Twisselman 805-238-2352 P
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we'd have a really different story about water use. We do this well. It’s

N - patronizing to indicate otherwise.
5. Materials and Methods of Construction — Jg this where Templeton mandated in
their plan that everything had to be finished in real wood? Or something?

8. Agricultural Resource Protection — ‘Provide for agricultural resource protection and )
preservation by maintaining compatible transitional land use patterns and establishing site
specific development criteria.” What in the world does this mean? Note, this is
not the original language I used to mark the passage. But seriously, more
mush. It doesn’t mean anything real, What's the point?

3.3.1 Community Design Principles p. 56 Compact Development 1. What do you
perceive the social costs to be? What are you talking about? And if you don’t
know, take it out.

Center Focus 2. When you say “community center” in line 1, you mean the .
metaphorical core, right? Not a “community center” where people play ping
- pong. Ive seen there is some confusion on this.

Utilities and Streets 8. “Utilize design measures to encourage automobiles to travel at
slower speeds particularly through residential aveas.” More mush. Like what? And
if you expect US to Bl this in, I'm not a planner. Although I may be when
: this is over. Someone must know what “design measures” they are talking
~ - about? Please be as specific as possible. We're going to get stuff we don’t like
-and wonder why and then be told, “You approved the design measures.”

Environment 15. Please add some language that also addresses drainage.

3.3.2 Housing Design Principles p. 57 Work Force and Affordable Housing. 1. Please
tell me what community in this county has a higher percentage of poor
workers AND a higher percentage of affordable housing than we do? I'm sure
Dana Lilley means well but shut up already. We KNOW about what workers
need. We have VERY low income people. I have four of them working up at
the cemetery today. But we have a LOT of aftordable homes and it looks like
we’re about to get more because no one who can get a loan will buy a $200K
house downtown when they can buy one for $160K on the heights. We'll have
more young families who can’t afford to buy in Paso, and then decide they

- hate it here (I used to think that we failed them somehow but the truth is,
there are a lot of people who just aren’t cut out to live her and aren’t willing
to do the work it takes to make things better). They'll want to put their kids

. in school in town because they don’t want their kids in school with our
Hispanic population. Then, they’ll want to sell but not be able to because the
market has so many houses so they’ll rent it to someone just to make the
payments. And Shandon gets screwed again. And we wonder why we're the
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only town in the county that can’t get the streets swept Iike everyone else.
‘Cuz you're the barrio and you don’t deserve it the way Cambria does.

And furthermore, if you're talking about housing for migrant workers, and
the beliefis that we don’t have enough, then grow a set, approach the
vineyards and make this THEIR problem. When my dad had sugar beets, he
was forced to contribute to a fund (Union Sugar took the money out of his
payments) to build a labor camp. The beet processor in Santa Maria put
together a labor camp here that housed temporary workers in safe, clean,
warm, dry housing. That camp is gone now. But we do our part. Absentee
owners of big pieces of land that require seasonal workers do not. So why do
we have to make all the concessions? We do not benefit from their presence

In any way.

Housing Variety p. 58 -3 “Develop a planning strategy that phases development
and includes a variety of housing types in each development phase where
possible.” Really? Is that not what we're doing? Or do we have to develop a
strategy to figure out how to develop a strategy that allows a strategy to be
developed in order to have a developed strategy.

Housing Densities p. 58 “higher closer” Is this a typo?

3.3.3. Public Utilities, Services, and Circulation p. 58 §3 — “Offsite improvements will be
required to Centre Street, San Juan Road and the SR 46 intersections with East and West
Centre Strects.” What are ‘offsite improvements*? What does this mean?

3.4 Fallingstar Master Plan Areas p.59 1 “visually linking residents to open space,
agriculture and the hillsides that form a magnificent backdrop to the community.” No¢
to mention that those magnificent hills funnel water, mud, silt and debris
down across San Juan toward the river. I don’t understand why this is never
addressed. If Fallingstar II is ever built (which, I understand from sources I
trust, will never happen), every single back yard will get trashed every time
It rains.

Figure 3.3 — Please note when imagining these roads and the increased traffic
that is Likely to result from the build-out, semi trucks carrying Jettuce,
product from the goat ranch, carrots, grapes, cattle and petroleum products
must be able to safely travel and turn on them. That’s clumsily worded but
someone should come and watch and see how hard it is for them to access
41/Centre St. '

3.4.1 Fallingstar Phase | Master Plan Land Uses p.61 §4 — “Multi-family residential areas
allow up to 20 units per care and are intended to provide MUCH NEEDED (emphasis
mine) rental and affordable housing.” Says who? And I actually mean — Please
cite the source for the data that proves this is “much needed.” Because I don’t

7
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believe it. And I refuse to allow my town to become a dumping ground (as
was once attempted by the city of San Luis) for other people’s lack of
affordable housing. We have plenty. Or, maybe a way to look at this 1s to
ask, “How much, exactly, do you think we ought to have? What does the
county think our share of the burden is in all this? All of it?

P 62 Bullet point Traffic Calming — What measures are you suggesting. Please be
specific.

P 62 Bullet point Utilities and Streets — “Connect all uses.” s £his supposed to be
“users”?

“In less dense areas, large landscape areas, and areas adjacent to open space (there’s no
comma here but probably, for clarity, there should be) utilize Low Impact Development
(LID) practices for handling roadside drainage.” What are those? Please be
specific. If you mean these swales, please indicate who is responsible for
weed control, spraying, mowing, ete. We have a problem with that now.

- Random question — when the streets are laid out for the new developments,

how are the street names determined? Who does that? And is there latitude
If we don’t like them?

3.4.2 Fallingstar ~ Phase Il Master Plan Land Uses p.64 Y3 “It is important for this site to
develop in a timely manner so that commercial development keeps pace with residential
development and help implement the economic policies found in Chapter 2.” To whom
is 1t important? Not to me. And again, this is more bullying language and I
don’t like the idea behind it. Nothing is critical at this point. There are no
willing lenders and it's crap to threaten us like this. Iresent it.

3.5 Peck Ranch Master Plan Area p. 66 1 — “The larger (the emphasis is mine) Peck
Ranch is generally bounded by Highway 41 and Highway 46 and Centre Street.” The
larger Peck Ranch goes west all the way past Whitley Gardens to Geneseo
Road. It's immense.

12 - “...pedestrian and bicycle access would be through the park allowing a pleasant
separation from vehicular traffic.” Do not allow hike traflic in the park.

“The Peck Ranch property is intended to provide additional employment and associated
residential development that will improve the local employment opportunities within
Shandon.” I had to get out my old grammar book to diagram that sentence in
an effort to discover what could possibly be meant by that. Istill don’t know.
So, how exactly is additional employment supposed to be provided?

And then “local employment opportunities.” What is this?

Bullet point 2 - health clinic/library site.
Ifwe were to have a new library, the county requires that the community pay
for HALF We would never be able to do that. We can’t even raise the $9K it
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takes to run the pool in the summer. So if we were to emphasize 'that the
Library would be the preferred use over the health clinic, we'd be in better

shape.

3.5.1 Peck Ranch Master Plan Land Uses 2 — “In the event that market demand for
mixed-use development does not oceur, portions of the MU designations within the Peck
Ranch may be converted to RMF after a period of 15 years from the adoption of the
Community Plan.” Wow. How sketchy does that sound? Isay no. Youre
asking for Mixed Use and you're getting it. Deal with it. Ifthe plan is
adopted in Decomber, we'll be gearing up for another plan update five yoars
after the 15 year clock runs. They can cope until then.

T have to back up to 1 — the land uses include open space. But somewhere
else, we're told that open space isn’t really going to be the designation - it’s
Jjust to point out where the open space will be. Who would be trying to pull
the fast one here?

p. 68 Y2 The Commercial Service category. Again, see my comments previous
about how sneaky I think it is that this is now included. And if they want
this piece included in the URL, then they should have to hook up to CSA 16
water and the proposed sewer system. One of the reasons we never got the
gas station out at the 41/46 connect by Cemetery Road is because it was
prohibitively expensive to hook up to the water — which they were being

- compelled to do. Ifthe Messers. Singh were being forced to do it, there is no
earthly reason why the same should not be mandated for this piece. It's crap.
Also, I dispute the notion that “As with the site on Fallingstar II, 1t is
Important for this site to develop in a timely manner so that commercial
development keeps pace with residential development and help implement...”
The piece that's next to it — where the scales are — also owned by the Peck
Ranch is currently zoned commercial and formerly had a gas station on it. If
it is imperative that services be there, start with that. If their commitment
to the economic development is so strong, then start with that. Or get over it
and move on.

%3 “The 12 acre Commercial Retail area” sentence appears to be missing a word.
94 “cafés” should not have an apostrophe. It's plural. Not possessive.

p. 69 It has been pointed out before but I would reiterate the issue with
putting “active sports fields” in the existing park at the expense of what? The
trees? The pool? The clubhouse?

3.7 Land Use and Neighborhood Design Policies — 7 have made this point before but
every now and then I feel like pointing it out again — These policies are not
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policies. They are goals. Or aspirations. Except LUND-8. For whatever
reason, it’s a specific, concrete little idea. i

p.71 Commercial LUND-7 - “...that represent Shandon’s agricultural history and )
character.” And what are those? Or, what are those according to the planning
department or consultant who put that in there?

LUND - 14 “Provide a mix of residential housing types affordable to a wide range of
income groups, consistent with the goals, policies and programs of the San Luis Obispo
County General Plan” So, we have a policy to provide a thing, consistent with
other things. Doesn’t this seems, I don't’ know, stupid? Either say what you
mean or delete 1t.

LUNDIP-2 “Coordinate with Caltrans to relocate their maintenance yard on Centre Street
to a more suitable location.” First, why can'’t they all be this specific? And
Second, I can no longer remember why this is important. Can someone
please refresh my memory?

p. 72 - why is this blank? — (I actually think I have the answer to this now.)
4.2 Cultural resources p 76 J1 — “Throughout the twentieth century, Shandon had its
share of economic ups and downs, but continued to thrive as a focus for ranching and

" farming families in the area.” What exactly are these ups and downs?

4.2.1 Archaeological Resources — 43 — “The known surface water sources are located
outside the URL.” - I don’t understand what this means. Do you mean that the
headwaters of the San Juan are located on the Chimineas Ranch? Or
something else?

And of course, the statement that the area “may (emphasis mine) have been
occupied by mobile small groups...” is disappointing. Scads of bowls, pesties
and other implements have been uncovered over the years. The Morro Group
should give its money back. How is this not more complete?

4.2.2. Historical Resources p. 76 J14The few historic resources officially recorded in
Shandon were discovered as a result of surveys conducted for compliance with the
requirements of the CEQA and/or Section 106 of the National Historic Preservation
Act..” I'm unclear about this. Officially recorded where? For example, “the
Shandon Cemetery was recorded during this investigation.” What does this
mean? And the reason P'm asking is that the Shandon Cemetery has boen an
official (according to the Secretary of State’s office) certified cemetery since
1890. I bave the original charter in the safe. It's not like it’s a mystery or a
secret, '
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93 — “A cultural resources survey fora fiber-optic cable installation running ﬁ'pm San
Luis Obispo to Bakersfield investigated the Shandon Station, one of the pumping stations
among the 1929 style residences, outbuildings, pump and boiler buildings, tanks, barn,
and bridge. This complex was evaluated as “a distinct historical and architectural
district...” Well, it'’s gone now. The homes were disassembled and hauled
away. Hope it wasn'’t too significant. It’s embarrassing that this is in here.
In all the work that was done on this plan, did no one look or check to make
sure that this is correct?

p. 773, line 4 ~over 50 years in age.” Many of the buildings on those streets are
over 100 years old. That’s not a stretch. And it doesn’t include the oil
company houses that were moved to town. Again, Morro Group should
refund the money it got to do such a terrible job.

95 “The small development to the west of downtown appears to be largely composed of
recent construction. Two residences are square houses with wrap-around porches and
monitor ceilings for cooling, indicating that there is the potential for these residences to
be considered historic resources. The location would have been attractive at an early date
as it is sot upon a low hill (Shandon Study Area Environmental Constraints Analysis ~
Morro Group, Inc.)” - Top of my head goes off again but just a Little. This
subdivision was mapped in 1946. This has to he a public record. Some of the
development is new, it’s true. The Boneso part was built more than 10 years
ago and the Wittstrom part in 2006. The Bonesos were not allowed to build

— homes for the amount of lots they had and the maps for the southwest section
were redrawn, a cul de sac eliminated, and lot line adjustments were
obtained to comply with the Planning Department’s rules. Since all of thisis .
public record, why does this read Like it was written by archeologists studying
an ancient culture where they can only guess at what lead to a possible
settlement here? Or, why didn't they ASK someone. Our house was built in
1949, My parents moved here in 1957 and there were 13 homes here at the
time. Now there are more than 85. We may be relics but we are not an
extinct culture that cannot be questioned. The tone is pretty ridiculous. “As
I Jook, through the microscope, it appears that the amoeba only swim
counterclockwise.” Speaking for the amoeba, what's up with that? Study our
culture but don’t interact with us.

Table 4.1 Historical Buildings Within the Project Study Area

Missing from this list is the house on the southwest corner of Second and
Cholame. Grag McMillan'’s father was born In that house more than 100
years ago. The Amy Tucker Boarding house (Jodi Tellier’s house) on the
northwest corner of Camatti and Second is very old and part adobe. Ican’t
imagine why my house is on this list. As I wrote before, it was buil¢ in 1949,
public records should show that and we should ask for the Morro Group to
pay back the money they got for this because this is a hot mess. The
Standard Ol houses are questionable but whatever.

11
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4.5 Energy Conservation Policies p. 80

ECIP-4 Develop a recycled water system to supply parks and common landscapes, if the
recycled water supply cannot be wholly used by agriculture. — This seems to be an
actual “policy” not some vague dream about what could happen. How did
that get included? '

5.0 Transportation and Circulation p. 81 §3. Some of the things that “will happen”
already do. San Juan already isa “sollector” street according to the county
road report in 2009. It's possible that you're just “setting the scene” by
stating these things but I can’t tell.

5.1 “day-lighted cul-de-sacs” - what are these?

5.2 Caltrans has a puzzling apostrophe. Same line, “...where Highways 41 and 46 meet
near Cholame.” Note, the highways intersect in two places. Both could be
considered near Cholame if you didn’t know where you were, exactly. Please
always indicate a directional descriptor.

Same { “Intersections at SR 46 will require both interim and long term improvements for -

safer access to the highway.” - such as. Please be specific. And I'm also not sure
about the use of “safer.” I believe it’s possible that ANY access will require
improvements. Otherwise, we'll just be sitting there, with the turn signal on.
Waiting. Trying not to get in an accident.

5.3 Arterial Street — Centre St. §1, “Arterials are designed to handle a larger volume of
traffic...” Can you please provide any numbers or data for how these labels

- are apphied? What constitutes a larger volume?

Line 5 — “Diagonal parking.” I understood that we had decided parallel parking
was a smarter, safer way to go with Centre. St.

5.5 Local Streets p. 82. Line 4 — “permit on-street parking,” Permit is a verb here
meaning “allow,” right, not an adjective describing the on-street parking. In
other words, we are not going to have to issue parking permits for residents
to park. Orare we?

5.8 Traffic Calming — Please explain ‘bulb-outs.”

13 — “special paving around a small landscaped island.” We can’t get Caltrans to cut
the weeds on its own right-of-ways. We have to push and fight to get the
Parks people to maintain the park. Who will landscape these Islands and
who will maintain them? How do you plan for that to work?

5.9, Pedestrian and Bicycle Routes §2 ~ bike racks. Who will pay for those?

12
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Figure 5.1 - . .

- I don'’t understand the Jegend of the map, What are the street section arrow
thingies and what do they mean?
Figure 5.2 Arterial Streets —

Note: Diagonal Parking is encouraged where adequate right of way permits. Bu?
haven't we already determined that we haven’t adequate right of way?
Parallel parking on Centre St. — our only arterial — is preferred. And of
course, do not forget the high number of travelers that pull trailers — travel,
horse, utility, hay, pipe. We need ways to accommodate them.

R

p. 86 — Why is this blank?— again, I think I figured this out since my initial
run-through.

5.12 Transportation and Circulation Implementing Programs - p. 87

TCIP-7 Evaluate the formation of a Community Services District, Assessment District, or
. Community Facilities District to improve roads to County urban standards, and maintain
roads within older areas of the community.

Now, I've already expressed my dismay at the idea of 8 Community Services
District at a working group meeting and every single point of view EXCEPT
PLANNING in that room (property owners or their reps, the Supervisor, etc.)

-  essentially told me I didn’t know what I was talking about. But I live here
and they don’t and when this is all over, I'll still live here and they will have
moved on to their next project. If they have any work. But my point is, we do
not have the critical mass of people who care to have this sort of thing. Folks
on 4th and 5th street have said that they prefer the dirt streets because it
keeps traffic going more slowly than paved. And there are those who know
what the steps are to got their streets paved. And they don’t do it. So If they
can'’t stir their stumps to do the work, I can’t imagine why we care about
their dirt streets. And if that’s not what you're talking about and you just
mean plain old Cholame Street, for example, those streets, while sometimes
flooded and potholed, do show up on the County Road list and at that point, it

- would be the county that would need to maintain them. They do have some

responsibility for that even if they forget from time to time.

Table 6.1 Projected Student Generation at Buildout — Where do these “assumptions”
come from? What is this based on? And why are there two different
formulas? Are you saying that if you can afiord to live in RMF you have half
as many children as if you Live in RSF? Why? What accounts for this?

6.1 Public Schools p. 89 {1 — “The school district should coordinate with the County

Parks Division to determine the feasibility of a shated school and park site. Firs¢, I
have a lot of misgivings about putting the two together. In a town that sees
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the Sheriffs Department’s Gang Task Force working from time to lime,
having school fcilities share with parks seems Like a bad idea. What if you
were having a school function in the evening? How does that work? And we
all know how far we are from law enforcement. Second, I object to being told
what I “should” do. My response Is, generally, you should mind your own
business. And SP-5— I can't imagine why this is encouraged. If everything
were hunky dory, we wouldn’t have had to fence the school. But we did, It’s
Jjust asking for trouble.

6.2 Parks and Recreation Facilities p.91

This seems as good a place as any to point something out. When we had
those charettes in 2007, I think, they were well attended. Do you have any
idea how many people were at those meetings who don’t Iive here any more?
Like I said before, people buy houses out here because they are cheap, they
don’t like it and they move to town at the first opportunity. But most of'the
people I'm thinking of actually Jost their homes to forclosure. Kyle Wommack
rents hers on 8th St. to a young couple with a new baby AND a roommate,
Gretchen Bolster Jost hers to foreclosure, Tom and Wendy Horton left almost
immediately after the Owners’ meeting in the clubhouse and the bank has
sold their house, John Oliver on Second St. is gone (foreclosure) and he was
at the meeting at the elementary school. There are more. So here we are
three yoars later and I can't say how relevant that information is. Maybe it
doesn’t matter. At least it’s more current than the census.

2 Again, The park leases use of the playing fields to the school. The school
does not make its facilitios available to the town. Ican’t imagine where that
came from. ¥

6.3 Fire Protection and Emergency Medical Services p. 93
Line 6 “fire season and one firefighter assigned to a Type 2 apparatus during winter
months.” This is incorrect. We have two people in the winter.

6.3.1 Fire Protection and Emergency Medical Services (by the way, in some places
these headings have the word “and” spelled out and in some places an
ampersand is used. Perhaps a choice could be made and stuck to it. It tends
to make a document Jook inelegant in short order. And we are still trying to
do our best work here, aren’t we?0

FPEP-3 Minimize the risk of personal injury, property damage, and environmental
damage from fire, hazardous chemicals releases, natural and human- made disasters
through subdivision and development design,

What does this mean? It's pretty mushy. We'd all like to minimize these

risks but this sounds a Little like Utopia. Nothing bad will ever happen and if
it does, we’ll whisper the words because it’s less scary. How in the world are
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you going to minimize the risk of property damage (I picked one) from
hazardous chemical releases through subdivision and development design?
I'm sure there are ways but you're the planner. Youre supposed to know.
And if you know, then write it down. Iam surprised you're not trying for
world peace through subdivision and development design. Ikid.

6.4.2. Law Enforcement Implementing Programs p. 95 L .
LEIP-2 Reduce the average response time for police service by identlfymg potential )
funding for additional law enforcement personnel and establishing a Sheriff’s substation
in Shandon.

The Community Concerns or whatever we called them were & compromise.
On every issue. This is one I disagreed with. Idon’t think we need.a
substation. It concentrates resources at the edge of the world. It makes more
sense to put one north of the Paso airport or on 101, near San Marcos Road,
That way, the Lakes are covered, San Miguel is covered and we’re covered.

6.6.1 Community Facilities Policies p. 97
CFP-4 — Where feasible, locate community facilities on commen sites, including sites
shared with public schools.

No.

CFIP -4 - Coordinate with the Library Department to identify a site for a new community
library facility.

At one point a site was identified. But we recognize that half the funding
must come from the community and as I've said before, we can’t even keep
the pool free for $9K a year, how will we ever raise the money for a Library?

" 7.0 Infrastructure and Utilities p. 98

91 —«...details for the phasing and construction for each of the major facilities are not
included in this plan. Several unknown factors affect how the phasing is accomplished,
including housing demand, changes in the economy, and when and where development
will oceur first.” This seems to be a first rate cop out and I disiike it. Changes
in the economy, housing demand and when and where development will occur
first are not little things. But I thought we were supposed to be planning.
Put details in there. Ifthey have to be changed, they have to be changed but
don’t be a chicken. Say the real words. And if “housing demand” were as
buge a concern as it is made out to be here, we wouldn’t be DOING this. We
have cheap, empty houses now. There’s your demand. So why we need to
complete this in a big, fat, hurry (before the end of the year) is beyond me.
Someone else’s clock is running and it ain't mine. And I won't have my town
ruined because we need to consider the timetable of someone who DOESN'T
LIVE HERE. :
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7.1 Water Resources p. 99 §4 The County Services Area 16 Water System Master Plan
by San Luis Obispo County Public Works Department, dated June 30, 2004, found that
the existing water System was adequate to provide water for average daily use but was
“oravely deficient in meeting fire-flow requirements”. The proposed water system will
resolve some deficiencies and will alleviate many others, but many of the existing pipes
must be upsized, as outlined in the Master Plan, in order to provide adequate fire

protection to all development.”

Please be specific about what deficiencies will be resolved and which will be
alleviated. We already have publicly made mention of the fact that the
County Public Works Department knowingly Installed a tank that was
insufficient for the job and we would be extremely unhappy to have to pay to
fix their mistake. So, I want spelled out for me these “some” and ‘other”
deficiencies

7.2 Wastewater p. 10193 Where did the 80 gallor figure come from? And yes,
I've read Appendix B and it does not cite a source for these Hgures.

Figure 7.2 -p. 102 Why do the pipes not go further out Truesdale?
Figure 7.3 p. 103 Ifyou spray effluent, can you graze Livestock?

7.3 Stormwater p. 105
{1 Line 10, “many of the exiting streets” Is this supposed to be ‘existing?”

There is always pooling and flooding on the heights — not mentioned here and
there is a huge problem on N, Second at Camatti and at Centre as well as
Cholame and First/Truesdale.

93 — “bioswales” — They are fine in theory. Who will maintain — mow,spray,
whatever — them. We have bioswales up on top of the heights in the Boneso
section. They are in some places, not everywhere, a mess and filled with
foxtails and wild oats. Is it the property owners’ responsibility? Ifit’s a
drainage foature mandated by the county, is the county going to have
someone weedwack it?

7.3.2. Stormwater Drainage Implementing Programs p. 107

SDIP - 1 “Develop a communitywide Stormwater System Plan, consistent with Figure
7.5 that includes but is not limited to the following: identification of safe overland relief,
as a precaution should storm drain systems fail; maximum recharge capabilities; and
provisions to handle localized ponding throughout all neighborhoods.”

16
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Be careful, we don’t want to jeopardize our “F~ grade the gablic works
department assigned us in the “roadiness” category of their 2009 report for
being uninvelved and uncooperative.

7.5 Utilities

We have been specific about not wanting more propane tanks in town where
it is feasible to hook up to our existing natural gas lines. I have been told
that due to proposed legislation, propane tanks are likely to not be allowed
anyway. Idon’t care. I want it in there that we don’t want them. Is that
really too much to ask?

8.0 Public Facilities Finance Plan

I think it stinks that we are being asked to comment on an unfinished
document. Comments close in May 6th. We asked for the deadline to be
extended. The property owners want to speed things up. We want to slow
them down. Guess who wins. There is no indication that Chapter 8 will be
ready by then. And then what? Badly done.

" 9.3 Phasing and Growth Beyond 20 years p. 115 a) “The population of “the”

Shandon...” I'm not sure how this is supposed to read but something’s wrong
with it.

93 ‘If neither of the above criteria occurs...” — The 2027 date mentioned is a
perfectly reasonable date to take up the issue I mentioned concerning 3.5.1.

9.6.1 Centre Street Commercial Corridor Vision p. 116 1 “employment center” — I
assume, again, that you mean “center” here as “core” not like a “job training
center.” If P'm mistaken, please clarify. Upon re-reading, perhaps you really
do mean a Sob” center. You cannot be serious.

p. 117 continued from above - 2 — “employment centre” — I know it’s hard with the
street name but this needs to be fixed.

Figwe 9.1 — It would appear that there are existing residential buildings in
the park and at the high school. Did we pay & consultant for this?

9,6.2 Commercial Design Policies p. 119 - ¢-3 — ‘Establish and maintain an architectural
style that reflects community preferences.” Which would be what, exactly.

There are two places in here that discuss parking. Please remember we have
a lot of oversized trucks and trucks that pull trailers here in town. We need
to have adequates, safe places for them to park. :

Commercial Design Standards — p. 120
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'''''''

This comment applies to several of the points made here — JS’ parking some
kind of deviant act that it must always be hidden? And again, reztzember
that we do have lots of oversized vehicles and trucks that pull trailers.

Windows, Doors, and Eniries p. 122 ¢) ‘Entries should provide protective covering such
as awnings, arcades, and roof overhangs.” Okay, but why? This seems so
arbitrary. I don’t have an issue with it but why? I have pretty much the
same comment for Materials and Colors £ please explain.

Landscaped and Public Spaces p. 123 e) “One trash receptacle should be provided for
every 100 linear feet of store front and should be compatible with the architecture and
design of the buildings.” — o be dumped by? You are mandating trash (we
already don’t have downtown trash receptacles - we used to but we don’t
anymore) and then what?

Lighting p. 123 b) “Exposed bulbs” Isn’t this already against county code?

9.7.2 Land Division Standards and Guidelines b) Guideline. “should consider land
dedication rather than payment of school fees and Quimby fees.” Jnn this economy,
who can turn down cash? This is a ridiculous “suggestion.” Do the people
who make these “suggestions” not have any idea what is happening in the
Shandon schools? Oh. Wait.

j) “Properties located on the south side of West Centre Street west of the Heights shall
utilize cluster techniques with a maximum number of 100 units.”

Why is this addressed? No other divisible piece, including mine, is discussed
in terms of what would be allowed. Please explain.

9.7.3. Combining Designations Standards and Guidelines Flood Hazard a) i. “New
development within the 100-year floodplain is prohibited, unless it is an exempt structure
or there are no feasible alternative building sites on the property.” Please define
“exempt structure.”

b) Sensitive Resource Area (SRA) Stream corridors ii ‘Motorized vehicles are not
permitted within the area between the stream banks.” Who enforces this? Sheriffs
Department? Game Warden? '

9.7.4 p. 127 d) Commercial Service (CS) West Centre and SR 46 —

Again, I object to this being sneaked in. The maps from the HCP tour in
September show this as being in the study area but as an island, I missed it
then and that’s my fault. They should be made to hook up like everyone else.
It’s crap.

18
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9.7.4 p. 128 i) Residential Single Family iv. ‘Use alleys or variable setbacks for garages
in order to avoid a garage-dominated strectscape.” Yes, this is good. When you go
up to the 100’s of Mesa Grande, there are homes where that’s all you see.
 The same with the Wittstrom properties starting at 316 Mesa Grande. 1
think that's how it is on Seventh and Eighth too. It’s ugly. Well done, you.

9.8 Shandon Energy and Water Conservation Guidelines p. 129 f) Use evergreen trees on
the northwest (emphasis mine) side of structures to protect from winter winds, deciduous
shade trees on the east and west, and low shrubbery immediately south of a home to
maximize passive solar performance.

Our winter winds come from the northwest only occasionally. In the winter,
our winds come from the east. Bitter and cold. From the east. The only time
our winds come from the west is in the summer in the late afternoon when
the fog is coming in on the coast. Otherwise, no. But since our local
meterologists can’t get this right, I wouldn’t expect you to either.

Believe it or not, I don’t have a Jot of comments about the 9.9 Implementation
programs. One overarching question I have is about how the priority
designation was assigned. For example, Table 9.1 Program Implementation
Summary 5.12 Transportation and Circulation Implementing Programs
TCIP—2 Work with the community to develop trails is listed as High.
Really? Trails are high? And yet, Update road classifications for major roads
~- as necessary is rated “‘Low”. We can live without trails but road
‘ classifications have actual consequences.

FPEIP-2 — A health clinic is not a high priority to anyone.. In fact, at this
point, 1t’s not any priority. Also, CFIP - 3, Establishing a health clinic is high but
WWIP-1 “Identify financing for water system upgrades for existing neighborhoods’ is
considered “Medium” and not to begin until 2012. Why is the health clinic being
pushed?

OVERALL COMMENTS: It's too bad this wasn’t published on some kind of pleading
paper so that the lines could be numbered for reference. This kind of sucks.

Of course, the units and housing numbers mentioned here are too high for any reasonable
growth. For each of the properties. It’s too many. Please reduce by at Jeast 10% if not,
in fact, by half.

Of course, putting the sewer on the west side of town is optimal. When the existing
sections of town must hook up (and pay for the infrastructure to do so) it will be less
expensive for us to hook up to pipes that will have to already be run to Fallingstar I than
if the sewer is on the east side and we have to pay to run pipes over there. This is critical,

19
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And finally, I have just learned that Frank Arciero has listed his Shandon hilltop home

L and property with horse barns and racetrack. for sale. His exclusive realtor, Vicki
Mullins, has it listed for 9.9 million dollars. But her listing says that it's in Paso Robles
and the mapping shows it adjacent to Hunter Ranch golf course. Why? Because no one
wants to live in Shandon, just like I said, including Frank Arciero. It devalues the
property to say it's in Shandon, inside the Shandon schoot district. Mullins was the agent
for the homes in the Calles. It’s not like she doesn’t know what she’s talking about.
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San Luis Obispo County

Ronald De Carli, Executive Director

July 30, 2010
VAL LAD Q'u,v‘«

San Luis Obispo County
Department of Planning and Building
Attn: Jay Johnson

976 Osos Street, Room 300

San Luis Obispo, CA 93408

SUBJECT: Shandon Community Plan

Dear Mr. Johnson,

* Thank you for the opportunity to comment on the Draft Community Plan. The proposed project presents a
significant challenge. Any large scale effort to create a new community that will address the need for more
affordable housing, better employment opportunities in the region, the integration of quality community
design features and balancing demands on resources and the environment Is daunting. This location
presents several major challenges in that the site is far removed from other populated areas; sits atop
productive agricultural land; will increase the generation of total greenhouse gases in the region; and,
requires significant investment in transportation Infrastructure projects and ongoing operation of transit
services. .

Even with mitigation, the following impact remains Class |, significant and unavoidable.
» Conflicts with Existing Plans, Policies, or Regulations
» Clean Air Plan Consistency

Long-Temm Regional Emissions

Greenhouse Gas Emissions/Global Climate Change

Circulation System Impacts

Conversion of Prime Agricultural Lands

« Visual Character Changes

* L] . @

The Vision and Goals of the Draft Plan are consistent and thorough in addressing sustainable community
principles as might be applied. The test will be in how well the realization of proposed plan features achieves
the objectives of that vision in an economic and environmentally sustainable capacity. We have identified
several areas where additional information or more specific parameters should be delineated prior to final
‘approval of the Plan and its EIR.

US 101 is approximately 19 miles and 25 minutes time west of Shandon. The project will result in added -
traffic and air quality impacts due to the lack of alternatives to the SR 46 corridor as a means of reaching
nearby population, employment and commercial centers and will ultimately require grade separated access
from State Route 46. Current regional planning and programming documents do not include funding for
separated access near Shandon.

The following comments regarding the proposed Plan relate primarily to transportation issues, planning for
sustainable communities, and environmental concems. ‘

1114 Marsh Street, San Luis Obispo, CA 93401 ¢  Tel. (805) 7814219 ¢  Fax (805) 781-5703
E-mail: slocog@slocog.org ¢ Internet: www.slocog.org :
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‘General Sustainable Communities Comments

1. A favorable ratio of jobs/housing will require significant time to develop and the relative lack of
employment in Shandon will result in a significant increase in vehicle miles of travel for some time.
What types of business are envisioned in the proposed plan that will likely result in a larger
percentage of the new residents working in Shandon as opposed to commuting to Paso Robles and
other areas? The Population and Economy Implementing Programs primarily address promotional
efforts and includes a provision to explore financing options for existing businesses. Are timing
mechanisms proposed to limit housing construction until a certain number of employment
opportunities can be realized? '

2. The Draft Plan seeks to achieve a compact urban form, incorporate new urbanism features, and
proposes to be designed for more affordable housing relative to the countywide market. A majority
of the 1,850 new residential units are proposed to be lower density single family style housing that
has shown to be an inefficient development pattem which is difficult and expensive to provide public
resources; is typically not cost effective for agencies to serve; doesn’t promote walkability or
necessarily remain affordable. The use of agriculturally productive land for housing expansion is
discouraged by the County’s recently adopted Conservation and Open Space Element (COSE),
Agricultural policies and growth principles. This site is part of a limited area this far east in San Luis
Obispo County where agricultural intensification has been achieved. The agricultural impacts are
listed as Class |, significant and unavoidable. SLOCOG staff recommend mitigation by locating and
pemanently protecting other ag land in San Luis Obispo County as described in AG-1(c) Funding for
Farmland Conservation at a rate based on the ratios defined in mitigation measure AG-1(b).

3. A greater supply of mixed use development and higher intensity neighborhoods should be
considered if this project moves forward to qualify under the State Department of Housing and
Community Development (HCD) standards for low and very-low income housing development.

4. The Plan's consistency with the County’s Strategic Growth and other land use policies has been
identified as significant and unavoidable. The EIR notes the breadth of the potential inconsistencies
associated with both the Community Plan and the San Juan Village (Fallingstar Phase 1) Project.
The overall approach to the design and development of the site should be reconsidered to address
these concems.

Highways, Streets, and Roads
5. Mitigation Measures T-1(c) and T-1(d) should be expanded to include specific language to define the
“fair share fees” for construction of any grade-separated interchange or related permits or Project
Study Report.

6. Mitigation Measures T-1(c) and T-1(d) identify altematives to the grade-separated interchange which
should include “A traffic signal or roundabout”.

7. The proposed realignment of SR 41 to connect with SR 46E at the West Centre Street/McMilian
Canyon Road intersection, along with the added traffic from visitor-serving and highway commercial
uses proposed there and at the northeast end of town near SR 46, will ultimately require grade
separation structures, additional right-of-way, and other operational improvements to provide safe
access to the project. We recommend the plan more strongly address needed facilities and financing
for interim and long-term improvements.

8. Roundabouts should be considered at all intersections requiring improvement, mitigation or
construction in response to interim or build-out with either the Community Plan or Fallingstar Phase |
development. . '
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We encourage all road right-of-way development in relation to the plan implement complete streéts
.design elements. Instituting a complete streets policy is to ensure that design of the entire roadway
is done with all users in mind -~ including bicyclists, public transportation vehicles and riders, and
pedestrians of all ages and abilities. Complete street considerations should be required in the
construction of all new development and redevelopment in the plan area in addition to the planned
bicycle and pedestrian amenities. This should include consideration of facilities for sidewalks,
crosswalks, ramps, bulb-outs, bikelanes, multi-use paths, as well as vehicular lanes.

Trapsit Services and Altemative Transportation
10. The proposed transit mitigation plan needs refinement and lacks specificity to fully address the

1.

12.

project impacts.

This development will create daily public transit needs in the Shandon-Paso Robles corridor and
will require the establishment of more frequent and reliable transit connections with the City of
Paso Robles. To match the regional service intensity for communities of a similar size, hourly
bus headways, 6 days a week, are needed instead of the proposed Dial-A-Ride expansion. In
addition the fransit service could include flexible-route deviation coverage within Shandon.
Such a program warrants the purchase of a transit vehicle and access to live dispatch with bi-
lingual resources. : .

We concur with the need for passenger amenities as proposed. The total and on-going costs of
the program need to be taken into account. The expense of the start-up costs including basic
passenger amenities and transit vehicle, are projected at approximately $350K. Ongoing
annual operating support costs are estimated at $250K. This significant increase in needed
transit funding that would result must be addressed via the development of a long-term funding
plan. The current formula for Regional Transit Service would not apply. It is not fair for the
County to burden the RTA budget (and all cities in the region) with the $250K annual cost to
serve Shandon. The County should develop a funding mechanism to secure a steady influx of
transit funds for regional transit connectivity.

13. We support the proposed outreach and Transportation Demand Management strategies to

Aest

14.

supplement the transit program. Those should be further elaborated upon by including carpools,
vanpools and the formation of a telecommute center. Commuters to and from Shandon as well
as Cuesta College students and local residents making midday medical and social services trips
will need to be part of this overall altemative transportation program.

tics

The Public Review Draft of the Shandon Community Plan Update (February 2010) identifies Centre
Street as an Arterial Road in Figure 5.1 (page 85). On the following page, Figure 5.2 depicts a cross-
section of the Arterial Road (Centre Street) in the Downtown Area as having two 12’ travel lanes, a
12’ two-way center tum-lane, and bike lanes and parking spaces on both sides of the street. Adding
in 10’ sidewalks, the right-of-way distance is shown as a 94’ minimum. Photo simulation 7 (Figure
4.1-8) depicts a simulated downtown setting with future buildings on Centre Street near 4" Street.
However, this photo simulation appears to depict a downtown street setting with a right-of-way of
only about 50’ in width, just over half the width of what is identified in the Community Plan. This
photo simulation does not depict the bike lanes and parking spaces that are identified in the
Community Plan, and depict sidewalks that are considerably less than 10’ in width. Although the
reader must realize Figure 4.1-8 (in 4.01 Aesthetics) is only a simulation of what Centre Street could
look like in twenty years, this particular simulation does not appear to be consistent with what is
identified in the Community Plan and may present a false visualization of the future of the downtown
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Shandon area. Please replace these simulations with more accurate depictions of anticipated
improvements.

Air Quality
15. A correction to the 2030 population estimates of the SLOCOG growth forecast presented in two
similar paragraphs making reference to Population Growth Consistency (page 4.3-19 and 4.3-20) .
~ should be addressed. The following sentence in these two paragraphs should be changed to reflect
the most recent regional growth forecast:

The San Luis Obispo Council of Governments (SLOCOG) estimates that in 2030 the population of -
Shandon will be 2,730 and assumes a growth rate of 3.98%. The proposed Community Plan would
exceed the SLOCOG growth forecast for 2030 by 5,396 people.

The following sentences should replace the above on pages 4.3-19 and 4.3-20:

The San Luis Obispo Council of Governments (SLOCOG) estimates that in 2030 the population of
Shandon will be 5,265 and assumes a growth rate of 5.72%. The proposed Community Plan would
exceed the SLOCOG growth forecast for 2030 by 2,861. SLOCOG estimates that in 2035 the
population of Shandon will be 7,482.

The recommended changes are based on the Update fo Long Range Socio-Economic Projectibns
(Economics Research Associates/AECOM, May 2009). Section 4.08 (Land Use) correctly references
the population estimates in the updated projections report.

Greenhouse Gas Emissions

16. Page 4.15-7 addresses SB 375 and the ARB target-setting process as part of this legislation.
SLOCOG has participated in the target-setting process with ARB staff in 2010. In June 2010, ARB
staff released draft regional targets for the San Luis Obispo region for years 2020 and 2035, which
were to be consistent with SLOCOG's most recent modeling work. The draft target for 2020 is a 10.1
_percent reduction in per-capita greenhouse gas emissions as compared to the 2008 base year. The
draft target for 2035 is a 13.4 percent reduction in per-capita greenhouse gas emissions as
compared to the 2008 base year. Final targets will be adopted by ARB no later than September 30,
2010.

17. Appendix J addresses Greenhouse Gas Emission Factor Assumptions and Calculations for both
operational and mobile emissions for buildout of the Community Plan and Fallingstar Phase |. Based
on the population increase of 6,896 and assumed net increase in daily VMT of 815,271 (noted on
page 3 of Appendix J), this results in an estimated 118 daily VMT per capita at project buildout in
-2030. This is nearly four times higher than daily VMT per capita for the San Luis Obispo region,
which is estimated to be about 32 VMT per capita in 2007.

Based on the population increase of 6,896 and assumed net increase in annual mobile emissions of
132,601 tons CO2, this results in an estimated (daily) 47.8 kg CO2 per capita emissions. This is over
six times higher than daily CO2 per capita for the San Luis Obispo region as determined by latest
land useftransportation/emissions modeling work completed by SLOCOG and APCD steff (June
2010) for the SB 375 target-setting process, which is estimated to be about (daily) 7 kg CO2 per
capita emissions.

In the recent SB 375 target-setting process, SLOCOG includes the buildout of the Shandon
Community Plan in its 2035 “preferred growth scenario”. As this project results in a significantly
higher per-capita daily VMT and per-capita greenhouse gas emissions than the regional average for
the future land use scenarios, all other proposed projects in the region included in the 2035
“preferred growth scenario” will have to significantly reduce per-capita VMT per capita and per-capita
greenhouse gas emissions in order to achieve a decrease in regional per-capita greenhouse gas
emissions. This in an unfair burden placed on other proposed land use projects due to the
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significantly higher per-capita VMT and per-capita greenhouse gas emissions that will be generated
by the Shandon Community Plan.

Impact GHG-1 (Greenhouse Gas Emissions/Global Climate Change) notes that this proposed
increase in greenhouse gas emissions is considered a Class | impact, being significant and
unavoidable.

18. SLOCOG staff is generally concemed that the buildout of the Shandon Community Plan will result in
or contribute to an overall increase in per-capita vehicle miles of travel (VMT) and per-capita
greenhouse gas (GHG) emissions for the region. Staff believes that building 1,847 new homes in
Shandon (located nearly 20 miles from the nearest urbanized area and existing employment centers
of the county) over the next twenty-plus years will result in a marked increase in VMT on State Route
46 East resulting from travel to and from employment centers, shopping centers and other activity
centers already established in Paso Robles and other areas of the North County.

The buildout of the Shandon Community Plan is assumed in both the 2035 “Business-As-Usual’
(Scenario 1) and the 2035 “Preferred Growth Scenario” (Scenario 2). While the Preferred Growth
Scenario as a whole generates up to a 13.4 percent reduction in per-capita greenhouse gas ,
emissions for the whole region, the scenario would perform better without the inclusion of the .
buildout of the Shandon Community Plan. In other words, the “preferred growth scenario” would
produce a greater reduction in per-capita emissions if buildout.of the Shandon Community Plan was
not developed due to the extensive travel distance and growth In trips from this outlying community.

Water Supply

18. Recent studies that describe and assess the current hydrogeology of the Basin should be used to
assist in evaluating and managing groundwater resources to ensure long-term sustainability.
'Development that would be allowed under the proposed Shandon Community Plan should not
unduly displace water resources that provide for agricultural viability of adjacent areas. The
Community Plan’s water needs should be developed consistent with sustainable water management
practices including high levels of treatment to allow secondary uses as the Basin Is nearing
overdraft, groundwater levels are falling and water quality has been declining.

~ Please feel free to contact me if you have any questions.
Si

C_Axn
Steve Devencenzi ‘
‘Planning Director
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805.781.4662




